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10th June 2025


For the attention of Rosie Dinnen

REDEVELOPMENT OF COUNTY HALL AND CAMPUS, BANK ROAD AND SMEDLEY STREET, MATLOCK, DE4 3SS.
25/00271/OUT, 25/00272/FUL, 25/00273/LBALT, 25/00274/FUL, 25/00275/LBALT

Introduction 

This submission relates to all 5 applications ref 25/ 00271/2/3/4/5. Since they are all linked in some way and include the same proposed Illustrative Master Plan, we request that this submission is considered in relation to the processing of all 5 applications and placed on each of the application files on your web-site.

In view of the necessary length of submission I have started with a summary and conclusion relating to all 5 applications followed by further “Overall” submissions relating to the suite of proposals. This is followed by representations related to the individual planning applications    

Summary and Conclusion
The proposed distribution of land uses is considered to be appropriate in the circumstances and the retention of a central office base in Matlock for Derbyshire County Council is supported. The proposals are backed by retention of open spaces, woodland and footways within the overall campus. The apparent intention to make the grounds available to the public is welcomed, and it is important that the terms of the decisions ensure that these intended benefits are delivered. It is also crucial that the commendable proposed heritage restoration and improvement takes place in a timely manner and is not left until after all the housing has been implemented. Due consideration should be given to the potential of undue noise late at night from the revamped Winter Gardens. 

[bookmark: _Hlk200446409]Also, a clear pedestrian route should enable easy access between Smedley Street, west of the Winter Gardens, to the site to the south including for the proposed 50 dwellings.

There are also significant concerns which should be remedied before permissions are granted. These are as follows:
· The absence of planned provision for Affordable Housing.
· MCA’s request for the incorporation of a museum for the town has not been brought forward
· The absence of a comprehensive car parking analysis which has regard to the County Council’s own parking standards
· The proposed new “County Hall” is too high. It will be at the same height as the existing former Co-Op building which is set on higher land to the north. It should replicate the approach for the proposed residential development to the south with buildings stepping -down the site to follow the existing topography 
· Sketch drawings indicate a flat roofed structure for the offices. This will highlight the extent to which the new “County Hall” will out of character with development on Matlock Bank in a Conservation Area.
· The illustrative Master Plan indicates that all 50 dwellings will be designed in the form of terraces with the gables for each dwelling facing south. Roof pitches along the contours would be more in keeping with the Matlock Bank Conservation Area with long ridges and eaves of terraces with the option of interspersing  them with a few south facing gables.

Assessment 

This is undertaken for the overall suite of proposals, and then for each of the 3 substantive applications and their parallel listed building applications. 

The majority of the proposals are likely to be of benefit to Matlock, but there are also some concerns related to these proposals. These are set out together with suggested conditions and should not be overlooked.

Overall

The 5 applications combine to provide a plan for the whole of the County Hall campus, and there is much to commend the overall principle of development. The proposals are for a mix of uses rather than an unduly heavy concentration of residential use.  All the uses seem to be broadly appropriate in an urban area where tourism is an important part of the economy. 

In short, the proposals are taking an important and potentially beneficial brownfield opportunity. 

The applicants’ submissions indicate that separate parcels of land and buildings will be sold to developers who will then submit their final development proposals at later stages. However, although the overall Master Plan for the campus would benefit from better annotation on land use, car parking and internal access, the applications do give a helpful guide to overall intentions. Furthermore, the overarching covering letter from the applicants’ agents states that the 

“proposed works will be undertaken via a series of different planning and listed building consent applications which are together secured and viewed as a comprehensive scheme through a common Section 106 agreement” 

The plans submitted indicate the retention of original and well-preserved spaces, promenades and gardens to the south of County Hall as well as the retention of the walkways along the mutual southern boundary with the Bank Gardens estate. It also proposes that the retention of the footpath access from Edge Road, and the wooded copse to the south and west of this footpath route. 

It is encouraging to note in paragraph 4.26 of the applicants Planning Statement that . 

“The grounds will provide a destination for all ( my emphasis) and reflect Smedley’s core principles of health and wellbeing.”

It is important that conditions and legal agreements enforce their maintenance and retention and allow for some measure of public access to the landscaped spaces. MCA also take the view that a clear pedestrian route should be created between Smedley Street, at a point west of the Winter Gardens, to the south including to and from   the proposed 50 dwellings.


In our response to the County Council’s pre -application consultation with the community, MCA requested consideration to be given to the creation of a museum within the revamped campus, and it is disappointing that this option is not being taken forward.

The key principles of access are set out in the application for the hotel.
· Main vehicular access to be retained from Bank Road.
• Disabled and Drop - off zone to be incorporated along Smedley Street directly adjacent to the main hotel entrance
• Servicing zone to be incorporated to the west of the Winter Gardens allowing for deliveries and refuse collection in this zone 
• Staff and visitor parking for the hotel to be located in the southern car park with pedestrian access to the southern steps through the main landscape area.

The proposals make viable use of large areas of currently underused and partially overgrown parking areas. However, there is reasonable concern from residents that the overall scale of, and potential occupancy of, the proposed land uses will lead an under provision of car parking on site.

The applications should be in sufficient detail to enable an analysis of parking provision with regard to the County Council’s own parking standards. It would be very remiss to grant permissions without first going through this exercise.

The Master Plan submitted with all of the planning proposals should be clearer and better annotated to reflect the written explanation of the proposals  
[bookmark: _Hlk199949988]

25/00271/OUT Outline planning consent for up to 50no. dwellings, a new office building and associated development with approval being sought for access, Derbyshire County Council, County Hall, Smedley Street, Matlock 

New County Council Offices 

A total of 1,842 sqm of floorspace is proposed to be demolished and replaced by a total of up to 5000 sqm of office floorspace in the north eastern corner of the site for a maximum of circa 500 staff, but with a forecast occupancy of 300 users per day. The new build office floorspace is proposed to be linked to the existing Co-Op Building at the upper levels to enable access to and from Smedley Street for public and staff members. Details of the linkages are to follow.

The new workspace is not expected to exceed the existing roof height of the Co-Op Building. A maximum of 108 parking spaces and 30 cycle parking spaces will be provided to the south.

The drawings of sections through the site confirm that the height of the building will be the same as the former co-op building to the north. This is contrary to the more usual character of construction in Matlock Bank where buildings are of a similar height as they cascade in rows down the slope. MCA object to this part of the proposal. It should replicate the approach for the proposed residential development ( see  below) with buildings stepping -down the site to follow the existing topography.  

Sketch drawings indicate a flat roofed structure for the offices. This will highlight the extent to which the development will out of character with development on Matlock Bank in a Conservation Area. 

Residential

The outline application includes a proposal for 50 new homes to the south of the proposed offices for the offices referred to above. The western site boundary adjoins the boundary of existing residential development to the east, and additional landscaping is indicated in the vicinity of the mutual boundary. 

It is expected that rows of 3 storey houses will be built along the contours of the steeply sloping site. The proposed massing of the new build will be designed in such a way that every home will have equal access to the views over the valley by the homes stepping down in line with the topography. “Up to “100 parking spaces will be provided directly adjacent to each new home or in garages on the ground floor of each home, 

[bookmark: _Hlk199436697]The illustrative Master Plan indicates that all 50 dwellings will be designed in the form of terraces with the gables for each dwelling facing south. Roof pitches along the contours would be more in keeping with the Matlock Bank Conservation Area with the option of long terraces being interspersed with south facing gables. This form of development would enable modest and more efficient provision of solar panels.

These proposals should be amended to include a 30% affordable housing provision in accordance with Local Plan policy.

[bookmark: _Hlk199950058]25/00272/FUL Proposed change of use to hotel and associated works, refurbishment and renovation of Winter Gardens, demolition of link bridges, demolition and removal of veranda structures, demolition of the Business Centre, former stable block and outbuildings, Derbyshire County Council, County Hall, Smedley Street, Matlock DE4 3AG

[bookmark: _Hlk199950145]25/00273/LBALT Proposed Internal and external alterations in association with change of use to hotel, refurbishment and renovation of Winter Gardens, demolition of link bridges, demolition and removal of veranda structures, demolition of the Business Centre, former stable block and outbuildings, Derbyshire County Council, County Hall, Smedley Street, Matlock, DE4 3AG

The proposals for the conversion of the main County Hall listed building south of Smedley Street are supported by commendably exhaustive detail, including the full history of the growth of both the hydrotherapy business, subsequent Local Government base   and associated building and engineering operations of the whole campus. The detailed assessment of work required to save the Winter Gardens from eventual dereliction is even more commendable. Notwithstanding this, the Design, Access and Heritage Statements, which run to a total of about 200 pages, are at pains to point out that the final detail of development will occur as proposals are refined. 

The use of the south block as a hotel reverts, to some extent, to its function as a “hydro” before 1955. Carefully documented consideration in the Design and Access statements appears to have led to sound judgements on demolition and conservation. For example, the demolition of some parts of the existing, for example old stable blocks (to improve the setting of the Winter Gardens), green houses, and former gymnasium and canteen is welcomed. The proposal to substantially repair and regenerate the Winter Gardens as a wedding venue is particularly applauded.

Plans and illustrations show how several key heritage spaces within the South Block can be reinstated with their original use without any significant alterations to the internal or externally listed fabric. Examples include the existing Council Chambers, Members Room, Committee Rooms, and main entrance. 

The proposed demolition of the East Bridge (1900-1901) and West Bridge (1928) will remove important historical features. However, it can also be argued that ongoing maintenance problems, poor current condition, together with the absence of a future need for a link between proposed land uses collectively outweighs their historical loss.

In view of the large number of existing dwellings located in the vicinity of the Winter Gardens it is important that conditions remove the risk of excessively noisy elements in the late evening and early hours of the morning. (The scale of potential public harm enables MCA to make this point and remain within its charitable objectives).

[bookmark: _Hlk199950269]25/00274/FUL Proposed change of use from offices to up to 45no. flats with car parking, creation of Class E commercial space, new shopfronts, landscaping and associated works, North Block, County Hall, Smedley Street, Matlock Derbyshire

25/00275/LBALT Alterations in association with change of use from offices to up to 45no. flats and new commercial space. North Block, County Hall, Smedley Street, Matlock 

The primary change of use proposed for the north block is from offices to 45 flats. This includes the existing wing extending towards Hopewell Road. The area of garages to the north of Hopewell Road will be demolished to provide a greater amount of parking provision to serve the north block. The proposal also includes new glazed, timber-framed shopfronts, which will be in accordance with ‘DDDC Shopfronts and Commercial Properties SPD March 2019’.  A sketch drawing in the Design and Access Statement indicates the belief that the increased commercial frontage will generate substantially more life and energy in Smedley Street. The area of open space to the south of Hopewell Road will be retained. 

[bookmark: _Hlk199953447]These proposals appear to be acceptable except that a 30% affordable housing provision should be made in accordance with Local Plan policy.

Yours sincerely

Richard Walker 

for Matlock Civic Association

MCA P.40 County Hall
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