WOLDS ACTION GROUP
Landscape, recreation and alternative sites
This hearing statement aims to evidence that the Wolds Site (site ref HC2U) is an unsuitable
site due to landscape issues.
It also addresses alternative sites that we believe could be included, or reinstated into, the
Derbyshire Dales Local Plan.
To view video and photographic evidence online follow this link and select Photos and
Videos from the menu on the left:
https://www.facebook.com/saveourmatlockgreenfields/?ref=page_internal

100% green field site
The site is elevated at up to 800 feet above sea level, is exposed and clearly visible from a
wide range of vantage points on the south side of the valley. Development of this site will
destroy 60 acres of green space. It provides habitat for a wide variety of animal and bird
species, is considered a beauty spot and offers invaluable visual amenity for many residents
and visitors alike.
Derbyshire Dales Local Plan policy PD5: Landscape Character:
“The District Council will seek to protect, enhance and restore the landscape character of the
Plan Area for its own intrinsic beauty and for its benefit to the economic, environmental and
social well-being of the Plan Area.”
The Council’s sustainability report (part 3 Annex B) recognises that development of the site
would pose a “significant negative impact” which cannot be mitigated.
NPPF Para 118. When determining planning applications, local planning authorities should
aim to conserve and enhance biodiversity by applying the following principles:
-

if significant harm resulting from a development cannot be avoided (through locating on
an alternative site with less harmful impacts), adequately mitigated, or, as a last resort,
compensated for, then planning permission should be refused

Landscape
Sections of the proposed development site have been assessed as “medium to high”
sensitivity both in the council’s initial site assessment and in an independently commissioned
landscape report. See WAGS Statement printed version page 42.
To put a housing estate of this size on the site is encouraging urban sprawl into the
countryside and will adversely impact the special character and setting of Matlock as a
historic town. Development will have an adverse effect on the landscape that makes the
area special.
Wolds is an old word derived from the Old English wald ‘wooded upland’ and is defined as
an elevated tract of open country. The Wolds, Matlock is a defined place which has
appeared on maps since the early days of published mapping and still appears on OS maps
today. The map below is an extract from The Peak District map printed 1924 which was
surveyed 1870-96 and shows not only the Wolds but also the line of the Derwent Valley
Aqueduct across the site.

The landscape is characterised by traditional dry stone walls, Enclosure field patterns of
historical and archaeological interest, hedges and some ancient trees including oak.
The site can be clearly seen from the South side of the valley including from High Tor
Grounds and the Heights of Abraham, both of which are designated gardens of Special
Historic Interest. See Section 2.16 DDDC Local Plan.

It is also visible from locations within the Peak District National Park and adversely affects
visual amenity from these vantage points: Stanton Moor, head of Salter’s Lane, Snitterton,
Riber, Riber Castle, and various points along the Limestone Way
The site is only 2.2 km away from the PDNP.

Location map – photographs

Impact on visual amenity - distance
Below are a series of pictures of the Wolds viewed from various vantage points across the
area which clearly show that it will have wide ranging visual impacts, not only for existing
residents adjacent to the site, but from a significant distance too.
This includes sites of Special Historic Interest such as High Tor and well used tourist
destinations, e.g. Crich Stand and Black Rocks.
We suggest the Inspector visit each of these locations and also walk both the Western and
Eastern boundaries of the site to appreciate the landscape and visual amenity. All are
publically accessible.

1) Tansley Car Boot site, SK340600

2) The Cliff, Tansley SK341591

3) Shuckstone Lane, SK344575

4) Crich Stand, SK343553

5) Black Rocks, SK293557

Blackrocks SK293557

Blackrocks SK293557

6) Salter Lane, Masson (PDNP), SK281594

Salter Lane, SK281594

7) High Tor, SK298589

8) Stanton Moor (PDNP), SK248626

The photograph from Stanton Moor shows in particular the visual impact of the recent
Moorledge development of 226 units. More the double the number of units at altitude would
have a much greater and significant impact on the landscape.

https://www.facebook.com/saveourmatlockgreenfields/videos/1234978323223661/

Impact on visual amenity and recreation - local
In addition to the Wolds' visual importance to the south side of the valley, it is also
recognised as a beauty spot and prized by local residents for its undulating landscape. It is
tranquil and a haven for wildlife and although there is no public access to the land, it is still
enjoyed by hundreds of residents and tourists as a visual amenity when walking alongside
the site. Hurker Woods located to the North of The Wolds are popular with walkers,
equestrians, mountain bikers and tourists. The views of The Wolds between Sandy Lane
and Bent Lane are spectacular making this a popular recreational route for people of all ages
and it is easily accessible without the use of a car. It is a gem not dissimilar to more widely
publicised beauty spots. Making this land a housing estate will destroy the amenity for
present and future generations.
9) Hurker Wood off Bent Lane SK301616

Walking from Bent Lane (end of Cavendish Road) along the track at the rear of the houses
on Pinewood Road into the woods, fine views can be enjoyed as these photographs (taken
with a mobile phone in March 2017) demonstrate. Similarly there are fine views over the
area from Sandy Lane.

Views from the periphery of the site across to High Tor, Heights of Abraham and Black
Rocks

Views from the periphery of the site to Riber Castle

Above - View across the site from the track into Hurker Woods and below views from the
Eastern boundary of the site.
10) Sandy Lane/Gritstone Road SK308613

Below are aerial shots of the site taken on 8 April 2017.
This clearly shows the staggering scale of the proposed site and the impact that it will have.

Wildlife
Residents observe a wealth of wildlife on this site throughout the year.

Pipistrelle bats – hunting ground and roosts in local trees - the prospective developer
claimed bats did not cross the proposed built area. There are several videos made by
residents available if required.
There is a list of wildlife on the site in Wolds Action Group’s (WAGS) Statement on the
Pre Submission Draft on page 32.

Windfall sites
DDDC have allocated 261 dwellings as net windfall allowance over the plan period.
The district council have granted planning applications for a large number of dwellings since
the draft local plan was finalised. This indicates the windfall figure may be a significant
underestimation over the life of the plan.

A6 Corridor
Several sites on the A6 Corridor which had been brought forward for inclusion in the local
plan have been rejected on questionable landscape grounds. See WAGS Statement pages
18-19.
A6 corridor sites are more deliverable and it has been suggested that they could deliver
approximately 1000 units. It is far more sustainable in transport terms as it has generally
level access to Darley Dale and Matlock and is much better served by public transport. It
now has the recently constructed White Peak Loop Cycle path running parallel to the railway
line and A6 providing level walking and cycling to facilities and services in Matlock and
Darley Dale where a new medical centre is soon to be built. There are community facilities,
a new Co-op, regular buses and there are no gradients to deal with.
Why is the council not looking in a more pragmatic fashion at emerging planning permissions
in this area?

Alternative Sites
Several sites that have been rejected at an early stage of the draft local plan that ought to be
reassessed include:







Whitworth Trust, Old Road (Planning Appeal)
Site between RBS Darley Dale site and DFS
Whitworth chalet bungalow SHLAA 205
Slinter mining SHLAA 160
Red House SHLAA 209
Hackney lane SHLAA 284 and 375

New Town/Garden Village
DDDC said they didn't have the time or the staff to devote to this idea. It should have been
given much more serious consideration and warrants a far more in-depth discussion. The
concept is central policy and attracts funding. See WAGs statement page 17.

History of planning applications
The sites behind Gritstone Road and Cavendish Road have a long and chequered planning
history stretching back more than 30 years.
Developers have been trying and failing to build on these sites since the early 1980s and
have been refused, appealed and refused again by the District Council.
So why has the district council, having previously refused smaller scale developments, now
decided that these sites are now appropriate?
What magical transformation has occurred with these sites in the intervening years? Are
they now less elevated? Easier to access? Have the volumes of traffic decreased, have
school places, GP’s surgeries and infrastructure been improved to the extent that hundreds
of extra homes will not be an unreasonable burden on existing facilities?
The short answer is no!
Indeed a portion of the proposed Wolds development site was removed from the 2012 draft
Local Plan due to impossible constraints. See scanned copy of letter at the end of this
statement. We ask why this enlarged site is again being put forward as viable and
developable such a short time after DDDC themselves unreservedly stated that it wasn’t?
See the Transport and Roads Infrastructure appendix 1

