Planning Committee 14th June 2022
APPLICATION NUMBER

22/00374/FUL

SITE ADDRESS:

Plot 6, Pump Close, Matlock

DESCRIPTION OF DEVELOPMENT

Erection of 1 no. Dwellinghouse (Revisions to
house design as previously approved under
planning permissions 16/00941/OUT and
19/01050/REM)

CASE OFFICER

Sarah Arbon

APPLICANT

Mr James Neville

PARISH/TOWN

Matlock

AGENT

Mr Richard Piggott

WARD
MEMBER(S)

Cllr S Flitter
Cllr P Cruise
Cllr D Hughes

DETERMINATION
TARGET

27th May 2022

REASON FOR
DETERMINATION
BY COMMITTEE

5 or more objections
received.

REASON FOR
SITE VISIT (IF
APPLICABLE)

For Members to assess
impacts on neighbouring
properties.

MATERIAL PLANNING ISSUES




Principle of development
Appearance, layout and scale
Impact on residential amenity

RECOMMENDATION
That the application be granted with conditions.

1.0 THE SITE AND SURROUNDINGS
1.1 The application site comprises a construction site where 7 dwellings are nearing
completion and is 0.36 hectare in area at the end of the Pump Close cul-de-sac, off
Starkholmes Road. Plot 6 is located within the north western corner of the site.
1.2 The land level on the southern boundary is 7m higher than that of land within the north
western corner. There are trees on the northern and eastern boundaries with trees on the
eastern boundary covered by a County Council TPO 035/A1. There is an Oak tree
immediately to the south eastern corner of the site and an established hedge encloses the
southern boundary with the adjacent field. Netherclose Farm is adjacent to the eastern
boundary and there are dormer bungalows that step down along the western boundary
with a mix of detached and semi-detached stone properties running parallel with the south
side of Pump Close.

2.0 DETAILS OF THE APPLICATION
2.1 This application proposes further design amendments to Plot 6. The previously approved
plans were plan no’s 472_P01 Rev K and 472_P013. The changes proposed are as
follows:


The log store to the rear of the garage is reduced to 2.9m x 3m (0.6m reduction in
width) and reduced to 3.3m in height to the ridge (0.9m reduction).
The patio area to the north of the plot is to be changed in shape proposing a 3.1m x
3.5m patio adjacent to the bedroom screened by a 1.2m wall and 0.6m obscure
glass screen above adjacent to the western boundary.






A larger 4.7m x 7.5m patio with stepped access to the garden below is pro posed
together with a 1.8m x 4.9m patio area adjacent to the living room window adjacent
to Plot 5’s garage.
Solar PV panels are proposed on the southern (front) roof slope.
A Stiebel Eltron air source heat pump measuring 1.27m x 0.9m is proposed on the
western gable.
Minor realignment of southern boundary of the plot (the boundary shared with plot 7).

3.0 PLANNING POLICY AND LEGISLATIVE FRAMEWORK
3.1.

Adopted Derbyshire Dales Local Plan 2017
S1:
Sustainable Development Principles
S2:
Settlement Hierarchy
S3:
Development within Settlement Framework Boundaries
PD1: Design and Place Making
PD3: Biodiversity and the Natural Environment
PD6: Trees, Hedgerows and Woodlands
PD7: Climate Change
HC19: Accessibility and Transport
HC21: Car Parking Standards

3.2.

Other:
The National Planning Policy Framework (2021)
National Planning Practice Guide

4.0 RELEVANT PLANNING HISTORY:
21/01030/FUL – Plots 5 and 6 - Erection of 2no. Dwellinghouses (Revisions to designs
approved under planning permissions 16/00941/OUT and 19/01050/REM), Approved 13th
October 2021.
21/00943/FUL – Plot 3 -Erection of dwelling house (Revisions to design approved under
planning permissions 16/00941/OUT and 19/01050/REM), Approved 13th October 2021.
21/00200/VCOND - Variation of condition 6 of planning application 16/00941/OUT to allow
for modifications works to road junction to be carried out prior to first occupation of dwelling,
Granted 22nd April 2021.
19/01050/REM - Reserved Matters Application for the approval of appearance, landscaping,
layout and scale of 7no. dwellinghouses (outline planning permission reference
16/00941/OUT), Granted 10th November 2020. Non material amendment approved 18th May
2021
16/00941/OUT – Residential development of up to 9 dwellings and associated access
(Outline) – Approved 12th April 2017
14/00776/OUT – Residential development of up to 9 dwellings and associated access
(Outline) – Approved 25th February 2016
5.0 CONSULTATION RESPONSES
5.1 Matlock Town Council
No objections

5.2 Highway Authority
No further highway comments
5.3 Councillor David Hughes
I have visited the site on several occasions since the house construction started and can
personally vouch for the comments that objectors have made about the revised plan and
the building works already undertaken. The building encroaches on its westerly neighbours
invading their privacy. The revised location and size of the terraces and the positioning of
the steps from the terrace into the garden are particularly problematic giving sight lines
directly into the living room of the northwest neighbour and overlooking the garden of the
other.
The lost drainage ditch on the west of Plot 6 will lead to runoff and seepage into the
northwest neighbouring garden, something I experienced in a visit made on 2nd March.
The replacement of the drainage ditch on the north boundary of Plot 6 with a pipe means
that water leaving the pipe at the northwest corner of Plot 6 is likely to erode the northeast
corner of the adjacent garden which is currently an unlined ditch. This needs to be
rectified. I have drawn your attention to this issue on an earlier occasion and the revised
application gives you the opportunity to address it in conjunction with the flood authority.
I have linked some photographs to illustrate the ditch where the drainage pipe ends and
the terrace and steps taken from the neighbour’s garden. I think they illustrate the
problems of potential erosion and loss of privacy.
6.0 REPRESENTATIONS RECEIVED
6.1

Five letters of objection have been received and the concerns are summarised below:a) The ridge height of Plot 6 dwelling has further increased by 550mm and the floor height
by 450mm all of which impact our views,( and No 37 views ) of Riber Hillside and Castle
as well as reducing early morning sunlight on to our garden.
b) This increase in height from the original height, Approved under 21/01030/FUL, is
surprising because Plot 6 was is being built on the lowest point in the field predevelopment. The increase in Plot 6 height over the original field height - ie from 136
metre elevation to 139 metre elevation - is 3 metres and this can be viewed from the rear
garden of No. 37 Starkholmes
c) There is no need for the log store to be built beyond the building line of the bungalow and
garage thereby cutting the distance from our property to Plot 6 buildings by some 3.5
metres. This will become a source for noise nuisance as well as blocking light into our
lounge patio window.
d) The "minor" changes to the balcony footprint have a major nuisance and privacy impact
on our properties, by projecting the access steps some 3 metres further away from Plot 6
rear entrance and toward the boundaries of 37 and 43 Starkholmes.
e) The "balcony" is set 2 metres above the rear garden level of No.37. The privacy screen is
the minimum acceptable to preserve our privacy.
f) This is not a patio, it is substantially elevated from ground level, a level which is already
three metres above original ground level, it is thus a balcony not a patio.

g) There is a strong objection to siting of the heat pump on the west side of the bungalow.
Despite the sales publicity, these are a source of 24 hour noise and as they age the
noise increases because of wear in the moving parts and bearings.
h) The submitted previously approved plan for Plot 6 is incorrect as it is not the Woodhall
Homes submission for a Lindisfarne House which was not approved, it is Plot 6 as
Approved on 19/01050/REM, November 2020.
i) A minor southern boundary realignment is proposed which involves erecting a 6 foot high
fence along the 6-7 boundary such that it ends on the western boundary right outside
No.37’s patio window.
j) There are 2 sizeable trees on the northern boundary which need protecting and there
was a mature hedgerow which was ripped out and needs replacing. There are trees and
hedges on the northern and western boundaries of Plot 6.
k) The bottom corner of the field was prone to flooding every year, such that it impacted our
gardens and at times other properties lower down Starkholmes Road. What is proposed
to manage flood waters.
l) In terms of surface water disposal it is my understanding that rainwater from the
properties and the roadway and drives cannot discharge to sewers and is instead to be
collected, piped and discharged to the former stream on the north boundary. Given that
this is now constrained in a pipe how will excessive surface storm rainwater be
controlled.
m) Two pipes have been fixed into the lower west wall of Plot 6 presumably where it is
intended to install a heat pump.
n) The construction which is applied for is substantially complete. The strategy of
continually building ahead of permission places planning officers in a position where any
refusals, modifications and/or enforcement are always considered to be “not in the public
interest”. It is unreasonable of the authority to fail to exercise its powers.
o) The proposed (and constructed) design increases ridge heights considerably, thus
affecting amenity of neighbours. The increased floor plan is not consistent with the
drainage designs.
p) No noise assessment has been submitted with respect to the proposed heat pump. This
is necessary so that environmental health can consider the potential for noise impact on
neighbours.
q) The site continues to operate outside of planning hours despite numerous notifications to
the authority. Residents should be able to rely, as a basic minimum, that all works are
carried out in accordance with planning permission. No further permissions should be
granted on this site until the contractor is robustly restricted to working within planning
hours.
r) There is greater impact caused by the increase in ridge height, the footprint of the
balcony, and the location of the log store and heat pump on the residents of Nos. 37 and
43 Starkholmes Road compared with that under Application 21/01030.
s) An FOI report on the flood plan is still awaited which is very worrying.

t) The bottom corner of the field was prone to flooding every year. What is proposed now
to manage flood water.
u) They are at a loss to understand why No 6 is nearly complete without planning
permission being given.
v) The conditions of the building site have not been adhered to e.g. Pump Close has only
been cleaned a couple of times and there is no provision for workers to park their vans or
cars causing mayhem on Pump Close.
7.0 OFFICER APPRAISAL
The following material planning issues are relevant to this application:
 Principle of development
 Appearance, layout and scale
 Impact on residential amenity
Principle of development
7.1 Outline permission with access was approved in April 2017 with a timescale condition
requiring submission of the reserved matters application within three years. The reserved
matters application was granted in November 2020. The principle of residential development
on the site for 7 dwellings is therefore accepted.
7.2 The works required to the access onto Starkholmes Road have been undertaken in
accordance with the requirement of condition 6 of the outline permission. Relevant
conditions such as removal of permitted development rights from the 21/01030/FUL
permission shall be included in any consent.
Appearance, layout and scale
7.3 Policy PD1 requires development to be of a high quality that respects the character and
context of the area, contributes positively to an area’s character in terms of scale, height,
density, layout, appearance, materials and the relationship to adjacent buildings and
landscape features. The most significant change to the appearance of the property is
the introduction of solar panels on the front roof slope.
7.4 The proposed changes to the rear patio areas and reduction in the log store are not
considered significant with minimal visibility from the internal access road of the
development and the high quality design of the dwelling would be retained in context with
the scale and appearance of other properties approved within the development. Policy PD7
seeks to promote the use of renewable / low carbon energy in new development. The
introduction of 12 solar panels on the southern roof slope of this plot is thus considered
acceptable provided that the frames are thin, black and the panels are connected as a block.
It is considered that once plot 7 is complete the front roof slope of this plot would not appear
visually dominant in the development. The proposed changes in appearance of Plot 6 is
therefore considered acceptable in line with Policies S3 and PD1.
Impact on residential amenity
7.6

Policy PD1 requires development achieves a satisfactory relationship to adjacent
development in relation to visual intrusion, overlooking, shadowing and overbearing
impacts. During the construction of this plot, whilst, the finished floor level of 139.450 has
not been altered from that approved by permission 21/01030/FUL, the rear patio area’s

finished floor level was highlighted as a concern due to the potential amenity impacts on the
existing properties to the west. Therefore, the amended design proposed includes a 1.2m
high screen wall with obscure glazed glazing above to enclose the rear patio nearest to the
western boundary at a distance of 4.5m and 16m from the rear and side of No’s 37 and 43
Pump Close. On the basis of the screening on the boundary, position of the patio area and
distance this relationship is considered unlikely to result in significant overlooking and is
therefore acceptable subject to the screening remaining in situ.
7.7 The reduction in size of the log store by setting it in from the garage walls and reducing its
height to 3.1m at a distance of 3.8m from the boundary with No. 43 is considered
acceptable and would not have a significant adverse impact on the residential amenity of
this property.
7.8 The proposed air source heat pump is proposed to be located on the western gable of the
dwelling, approximately 14.5m from the nearest wall of No. 43. The specification is a WPLA 05 230 Premium which has a sound power level of 48 dB (A) and operating noise can
further be reduced in night mode (silent mode). At this noise level and distance this would
not represent a significant impact on the amenity of neighbouring properties.
7.9 The minor change to the boundary between plots 6 and 7 is shown on the submitted plan
Rev L and is takes the boundary up to the side of Plot’s 6 garage rather than leaving a
strip of land in between the garage and the boundary. A close boarded fence would
enclose this boundary as per the previous permission.
Other matters
7.10 One matter raised by objections relates to drainage. Condition 10 of permission the outline
permission was discharged in April 2021 in consultation with the Derbyshire Wildlife Trust
and Derbyshire County Council Flood Team. The Flood Team have been out and inspected
the surface water outfall and erosion of the Brook and have made recommendations to the
developer. The drainage scheme requires compliance with Building Regulations and the
works are inspected for any approval. On this basis, the drainage is outside the immediate
remit of planning but is controlled by different legislation. Officers have continued to contact
the developer and attend site when any breach of conditions are reported in order to require
compliance.
8.0 RECOMMENDATION
That planning permission be granted subject to the following conditions.
That the application be granted subject to the following conditions.
1.

This consent relates solely to the application as amended by the revised plans received by
the Local Planning Authority numbered 472_Location Plan Plot 6, 472_P01_Proposed Site
Plan Rev L and 472_P13 Rev C received on the 1st April 2022.
Reason:
For the avoidance of doubt.

2.

The 1.1m high garden walls shall be constructed in accordance with the approved details
of 140mm coursed Birchover Gritstone cropped with a flat face, lightly dressed around the
edges and laid on a minimal mortar bed with a half round coping stone.
Reason:

To ensure a satisfactory external appearance of the development in the interests of visual
amenity in accordance with Adopted Derbyshire Dales Local Plan 2017 Policy PD1.
3.

The construction details of the screen wall and specification of glazing for the satin glass
screen on the western part of the rear patio shall be submitted and approved in writing
prior to its erection / installation and shall be implemented in accordance with the approved
details and thereafter retained.
Reason:
In the interests of residential amenity in accordance with Policy PD1 of the Adopted
Derbyshire Dales Local Plan (2017).

4.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or in any Statutory Instrument revoking or reenacting that Order with or without modification) no buildings, structures, extensions,
fences, gates, walls or other means of enclosure shall be erected within the curtilage of
any dwelling without the prior written approval of the Local Planning Authority upon an
application submitted to it.
Reason:
To protect the character and appearance of the development / area in accordance with
Adopted Derbyshire Dales Local Plan 2017 Policy PD1.

5.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 or any Order revoking or re-enacting or amending
that Order with or without modification), the garage(s) hereby permitted shall not be
converted to habitable accommodation.
Reason:
To ensure the provision of satisfactory vehicular parking facilities within the site in
accordance with Adopted Derbyshire Dales Local Plan 2017 Policies HC19 and HC21.

6.

A scheme of hard and soft landscaping shall be submitted to and approved in writing by
the Local Planning Authority within 1 month of this permission, the details of which shall
include :a) all plant species, planting sizes, planting densities, the number of each species to
be planted and plant protection;
b) grass seed mixes and sowing rates, and;
c)
hard surfacing materials.
Reason:
To ensure a satisfactory landscaped setting for the development and the protection of
existing landscape features in accordance with Adopted Derbyshire Dales Local Plan 2017
Policies PD5 and PD6.

7.

All soft landscaping comprised in the approved details of landscaping shall be carried out
in the first planting and seeding season following the first occupation of the building(s) or
the completion of the development whichever is the sooner; All shrubs, trees and hedge
planting shall be maintained free from weeds and shall be protected from damage by
vermin and stock. Any trees or plants which, within a period of five years, die, are removed,
or become seriously damaged or diseased shall be replaced in the next planting season
with others of a similar size and species, unless otherwise agreed in writing by the local
planning authority. All hard landscaping shall also be carried out in accordance with the
approved details prior to the occupation of any part of the development or in accordance
with a programme to be agreed in writing with the Local Planning Authority.

Reason:
To ensure a satisfactory standard of landscaping in the interests of amenity in accordance
with Adopted Derbyshire Dales Local Plan 2017 Policy PD5.
8.

The window and door frames shall be installed in accordance with the approved details
Smart Alitherm windows and sliding doors in RAL 7032 Pebble grey, Velux GGL
conservation rooflights and Smart Architectural doors (in colours shown on the letter dated
1st December) and so retained.
Reason:
To protect the external appearance of the building and preserve the character of the area
in accordance with Adopted Derbyshire Dales Local Plan 2017 Policy PD1.

9.

All gutters, downpipes and other external plumbing shall be a black painted finish and so
retained thereafter unless otherwise agreed in writing by the Local Planning Authority.
Reason:
To protect the external character and appearance of the building and to preserve the
character of the area in accordance with Adopted Derbyshire Dales Local Plan 2017 Policy
PD1.

10.

All verges shall be given a plain mortared finish without the use of bargeboards. All
rainwater goods, which shall be black in colour shall be fixed directly to the wall by means
of rise and fall brackets without the use of fascia boards.
Reason:
To protect the external appearance of the buildings in accordance with Adopted Derbyshire
Dales Local Plan 2017 Policy PD1.

11.

No works of construction
Monday to Friday
Saturday
Sunday/Bank Holidays

shall take place on the site outside of the following hours:
08.00 to 20.00
09.00 to 13.00
No construction

Reason:
To protect residential amenity in accordance with Policy H1 of the Adopted Derbyshire
Dales Local Plan (2017).
12. 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 in accordance with Policy PD6 of the Adopted Derbyshire
Dales Local Plan
9.0 NOTES TO APPLICANT:
1. The Local Planning Authority considered the application as submitted to be acceptable.
On this basis, there was no need to engage with the applicant in a positive and
proactive manner to resolve any planning problems and permission was granted
without negotiation.

2. 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 £34 per householder request
and £116 per request in any other case. The fee must be paid when the request is
made and cannot be required retrospectively.
3. This decision notice relates to the following plans and documents:
472_Location Plan Plot 6,
472_P01_Proposed Site Plan Rev L
472_P13 Rev C received on the 1st April 2022.
Agent’s Letter dated 31st March 2022
Arboricultural Survey and Constraints Report Ref: JC/004/141027 dated 27 th October
2014
Arboricultural Method Statement 0-31_2 dated 15th February 2021

