STRATEGIC MASTERPLAN
FRAMEWORK PROPOSAL

ASHBOURNE
BYPASS

W W W.G R E E N 4 A R C H I T E C TS. U K

1

2

CONTENT
Introduction......................................................................................................................................... 4
Ashbourne bypass proposal aims to provide.......................................................................... 5
Policy and Planning Context.....................................................................................................6 - 7
Draft Masterplan................................................................................................................................ 8
" You cannot get through a single day
without having an impact on the world around you.
What you do makes a difference, and you have
to decide what kind of difference you want to make."

Vision..................................................................................................................................................... 9
Development Principles................................................................................................................10

Jane Goodall

Site Description................................................................................................................................11
Design Principles and Character Generators ............................................................... 12 - 13
Strengths and Weaknesses Analysis........................................................................................14
Economic and Sustainable Footprint ......................................................................................15
Summary.............................................................................................................................................16

3

INTRODUCTION

Ashbourne Bypass
LOCATION: Ashbourne, UK
TYPE: A52 - A515 Bypass and Residential Development
SIZE: 26.7 ha
YEAR: 2018-ongoing
Description: The vision for Asbourne Bypass scheme is
to create a heritage informed, high quality town centre
congestion solution, with the key objectives of alleviating
current traffic issues and protecting town historic core and
character, whilst creating housing, growth and investment
opportunities.
This draft consulation plan has been developed as a
culmination of two years of work by G4D. It has evolved
through a collaboration and contributions from urban
designers, architects, engineers and planning consultants.
G4D continues to proactively engage as it has for the last
few years with Derbyshire Dales District Council, Derbyshire
County Council and Ashbourne Neighbourhood Plan Group
and remains fully commited to the opportunities that
would enable this important project to go forward. We have
entered into a pre application with DDDC and recieved
responses from DCC and are currently working on the EIA
(Environmental Impact Assessment) of wich the scoping is
set by DDDC.

4

EXPLORE
ASHBOURNE

A S H B O U R N E B Y PA S S P R O P O S A L A I M S TO P R OV I D E

CONTRIBUTION TOWARDS NEW BYPASS A52-A515:

OPEN SPACES, SPORTS AND LEISURE:

A strategic infrastructure improvement via a new western

Open space, community sport and leisure investment to

A52-A515 bypass, addressing severe congestion use in the

a tune of £0.65 million. Provision of new Greenway, green

town, impact of heavy lorries and passing traffic on the air

corridors, public pathways and community facilities.

pollution and the historic town core.
HIGH VALUE HOUSING DEPENDENT DEVELOPMENT:
Provision of approximately 800 homes delivered over

SUSTAINABLE (LOW / NET ZERO) CARBON DEVELOPMENT:

the plan period up to 2033 would lead to an investment

To be aligned to Future Homes (FHS) or PasivHaus standards.

of high VfM for the proposed bypass,with an estimated

Estimated annual reduction in energy costs of £ 0.65 million

adjusted benefit to costs ratio BCR = 2.10.

and 2160 tonnes in CO2 emissions, equating to 470 cars
taken of the road annually per year.

PROTECTION OF TOWN HERITAGE:

NEW RESIDENTS SPENDING:

Protection of historic core and heritage buildings; en-

An estimated £21 million will be spent in local shops

hancement of town experience; a mode shift to sustainable

and services by new residents, boosting local economy.

transport. Reduction of air pollution in the town, reduction

Estimated £10 million tax revenue, with additional £0.9

of traffic delay costs and traffic accidents in the town.

million in local authorities receipts.

JOBS AND GROWTH:

EDUCATION / MEDICAL SPENDING:

Housing alone is estimated to provide 3.1 jobs supported

An educational/medical spent of estimated £1.5 million.

per each home built, totalling 2480 jobs. Additionally,

Provision of one medical centre.

27 new graduates, apprenticeships or trainees.

Source: Litchfields (2018) ‘The Economic Footprint of House Building in England and Wales’
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POLICY AND PLANNING CONTEXT

Location

Draft Consultation Proposal

Planning Context

The site is located to the west of the town of Ashbourne, to the north of the

Traffic congestion and its impact on the town historic core, together with concerns

The site is located within an easy access and reach of Ashbourne and contains

A52 and to the west of the A515 principal roads. Strategically, it is situated in

about the air pollution and safety in Asbourne have made the construction of a

most of the Assessment Area for Ashbourne bypass considered in the AECOM

a highly accessible location, with A515 that connects the Park to the national

new bypass a key priority.

Report, 2018. Ashbourne suffers from significant traffic problems, that not only

strategic road network (via the A50 trunk road) and A52 that connects to Derby
and Nottingham.
The site amounts to 26.7 hectares of agricultural land, covering two separate
ownerships. Bothownerships are controlled by Green for Developments and are
being promoted together. The land slopes broadly uphill from Mappleton Road

makes its streets unsafe for local residents and tourists, but also have significant
The proposal for this site is to introduce the second bypass, connecting the A52

negative impact on towns beautiful architectural heritage preservation. Thus,

west of the town with the A515 to the north, thus alleviating current congestion

the protection of historic core; enhancement of town experience, a mode shift to

issues and improving transport and accessibility around the town centre.

sustainable transport, impact of the bypass on the landscape, the air pollution

The key objectives are:

towards the mid point of the site, and slopes away to the east towards Mayfield
and Belle Vue Road. There is an easy access through to the town of

and the impact on the high street is at the core of this proposal. The location is
characterised by an easy access to A52 and A515, bounded by the developed areas
of the town around Belle Vue and Northcliffe Rd, including an access to Tissington

•

via Mayfield Road and Church Street and there is also an opportunity to create

to relieve the town of through-traffic

Trail from the town. This contrasts to the intrinsically open and countryside

and heavy vehicles in particular;

nature of the land further west from this area.

a new connection between the town and Tissington Trail.
•

to serve as a more suitable route for visitors
to the Peak District National Park;

•

SI T E D E TA I LS

To create new Greenway, green links and corridors and improve the
connectivity with the town centre, helping to make it a truly walkable town.

Site Name

The Land west of Mayfield Rd, Ashbourne

Site Address
(Inc. Post Code)

The Land west of Mayfield Rd, Ashbourne

These links will provide local access to green space, containment between
different zones, and will act to improve biodiversity net gains;
•

To create a landscape character led design response for housing provision
in the bypass infill zone, which will preserve and enhance their natural

OS Grid Ref. Easting

417266

OS Grid Ref. Northing

346638

Total Site Area (Ha)

26.7 Ha

Area of site suitable
for development

26.7 Ha

environment setting.
The proposal will further enhance a vibrant, successful and welcoming image of
the town, where people want to live, work, shop and visit, feel safe and can use a
wide range of retail, commercial and leisure offers
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Figure 1:

Figure 2:

N a tio n a l P la n n in g Po licy F ra mewo r k ( N P P F )
201 9 ( S o u rce: Min ist r y of H o usin g , Co mmu n ities a n d Lo ca l G over n men t , © C row n
co py r ig h t 201 9 ) =

D er bysh ire D a les Local P l an. 201 7
( S o u rce: h tt p: / / w w w.derbyshi redal es.gov.uk )

Key Local Policies
Policy S1: All developments should seek to make a positive contribution towards the achievement of
sustainable development by improving the economic, environmental and social conditions of the area
Development in this location would be consistent with

The District Council is prepared to work with partner

the general wider pattern of development in this area and

organisations to secure the implementation of appropriate

would not fundamentally conflict with the purposes of the

traffic management and mitigation measures.

Landscape Sensitivity Study.

wherever possible.
Policy S2: Proposals for new development will be directed towards the most sustainable locations in
accordance with the following settlement hierarchy.

Policy S10 of the DDLP states the intention of the District
Policy S2 of the DDLP identifies Ashbourne as a First

Council to work with partners to ensure that infrastructure

Policy S4: Outside defined settlement development boundaries, and sites allocated for development

Tier settlement and states that new developments will

will be in place at the right time to meet the needs of

as defined on the Policies Map, the District Council will seek to ensure that new development protects

be directed towards the most sustainable locations in

the District and to support the development strategy.

and, where possible, enhances the landscape’s intrinsic character and distinctiveness, including the

accordance with the settlement hierarchy. This will ensure

Thus, any release of the land for development will be

character, appearance and integrity of the historic and cultural environment and the setting of the Peak

that development reduces the need to travel and promotes

informed by capacity in the existing local infrastructure

District National Park whilst also facilitating sustainable rural community needs, tourism and economic

sustainable communities based on the services and facilities

to meet the additional requirements arising from new

development.

that are available in each settlement.

development. Suitable arrangements will be put in
place to improve infrastructure, services and community

Policy S8: The District Council will support the principle of a second bypass to connect the A52 west

Policy S4 of the DDLP states that, outside defined

facilities, where necessary. This includes securing new

of the town with the A515 to the north should funding opportunities arise and work with partner

settlement development boundaries, the District Council

transport infrastructure, including for walking and cycling

organisations to secure the implementation of appropriate traffic management and mitigation

will seek to ensure that new development protects and

to encourage modal shift, addressing traffic congestion and

measures; traffic management and mitigation measures; traffic management and mitigation measures;

where possible enhances the landscape’s intrinsic character

supporting growth, as identified in the Local Plan.

and distinctiveness, including the character, appearance

Policy S9: The District Council will seek to promote the sustainable growth of the rural parishes whilst

and integrity of the historic and cultural environment,

promoting and maintaining the distinct identity and historic character of individual settlements,

whilst also facilitating sustainable rural community needs.

improving accessibility to services and facilities wherever possible and meeting the housing needs of

It is important to note that the policy does not protect

local community.

the countryside for its own sake; rather it takes the
more balanced approach of the National Planning Policy

Policy S10: The District Council will work with partners to ensure that infrastructure will be in place at

Framework (NPPF).

the right time to meet the needs of the District and to support the development strategy.

Policy S8 of the DDLP is very supportive of the second

Policy PD1: The District Council will require the layout and design of new development to create well

bypass proposal that connects the A52 west of the town

designed, socially integrated, high quality successful places, where people enjoy living and working. All

with the A515 to the north.

developments should respond positively to both the environment and the challenge of climate change,

The congestion in Ashbourne Town Centre and

whilst also contributing to local distinctiveness and sense of place.

the volume of traffic passing has had a detrimental impact
on the environmental quality and the town historic core

Policy PD3: The District Council will seek to protect, manage, and where possible enhance the

for a considerable time now, affecting the character and

biodiversity and geological resources of the Plan Area and its surroundings.

appearance of the area.
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DRAFT MASTERPLAN
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DEVELOPMENT PRINCIPLES
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BUILT FROM
EXTERNAL
SPACES

CONNECTIVITY

QUALITY
DISTINCTIVENESS
CHARACTER
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SUSTAINABILITY

INTEGRATED
LANDSCAPE
STRATEGY

CYCLIST/
PEDESTRIAN
STRATEGY

ADAPTABILITY

SITE DESCRIPTION

Opportunity to
create a new
sustainable
community

Site Description

Landscape and Ecology
Landscape character led design response, with green links
which provide local access to green spaces.

The site is located to the west of the town of
Ashbourne, to the north of the A52 and to the

Heritage

west of the A515 principal roads. Strategically, it is

Respecting the history and unique character of the natural

situated in a highly accessible location, with A515

environment setting.

that connects the Park to the national strategic
road network (via the A50 trunk road) and A52

New Bypass

that connects to Derby and Nottingham. The site

Improve traffic congestion issues via second bypass, connect-

amounts to 26.7 hectares of agricultural land.

ing the A52 west of the town with the A515 to the north.

The land slopes broadly uphill from Mappleton Road
towards the mid-point of the site, and slopes away to

Community & Infrastructure

the east towards Mayfield and Belle Vue Road.

Enhancing links, providing footpaths and creating
a sustainable and integrated new community

There is an easy access through to the town of
Ashbourne via Mayfield Road and Church Street

Park & Recreation

and there is also an opportunity to create a new

Providing a New Greenway, amenity open space and

connection between the town and Tissington Trail.

biodiversity gain which will benefit the existing town

Assessment area for Ashbourne Bypass Aecom report, 2018

Jobs Creation
Providing opportunities for housing, schools and jobs,
which will benefit everyone
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D E SI G N P R I N C I P L E S A N D C H A R ACT E R G E N E R ATO RS
Strategic Masterplan Framework Design Principles and Character Generators
Shaping the evolving principles for a high level masterplan concept. Key character generators informing
the appearance of the proposed area and creation of a new sustainable community are defined.

Preserving character and enhancing landscape

Access, Zoning, Infrastructure and Open Spaces

The proposed development will protect and enhance Ashbourne natural environ-

• A strategic infrastructure improvement will be provided by the provision of the

• The proposal is a landscape character led design response, with a heritage

ment, countryside and its setting. This will be achieved by creating a number of

new western bypass, connecting the A52 west of the town with the A515 to the

informed, high quality town centre congestion solution that aims to provide the

green links and corridors, including a new Greenway that connects to the Tissing-

north. It will alleviate current severe congestion issues in the town and eliminate

second bypass and housing for sustainable community living, which will preserve

ton Trail. A number of country park/ public open spaces along the Greenway and

impact of heavy lorries and passing traffic on the air pollution and the historic town

and enhance their natural environment setting.

within the housing development zones will minimise impact on the landscape

core. The additional highways, public transport and social infrastructure will be

• The masterplan has been developed as a series of integrated green links and line-

and enhance public access. In addition, green woodland belts and landscape

developed as a response to the proposed bypass and the housing infill develop-

ar parks connections with key nodes to develop character areas, supporting a whole

features will be utilised to ensure containment and buffering along the bounda-

ment. These include education, commercial, community, health and wellbeing and

town modal shift towards a more sustainable modes of transport, pedestrianisation

ries with the existing settlement. A green buffer will be created at the back of the

recreation facilities. In terms of the public transport, electric bus services are pro-

and walkable town solutions.

properties on Belle Vue Roard and Northcliffe Road, thus reducing a visual impact

posed for the new development and along proposed Greenway to Tissington Trail.

• The design will evolve with close consideration of the Ashbourne Neighbourhood

of the housing development proposed on the bypass infill land. Whilst the devel-
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Creating connected and highly sustainable community

Plan, respecting the history and unique character of the town historic core and the

opment will be an extension to the existing town, it will have its own character

• Green avenues are proposed, branching off the spinal bypass into the housing

local area in terms of its architectural style, materials and landscaping.

and identity in the form of a new sustainable village. On its western site, it will be

development, linking the key character zones and providing access to both A52

• The development will be supported by its own sustainable

bounded by the proposed A52-A515 bypass, which will separate the development

and A515. They will form links to provide local access to green space, containment

mini district energy centre, waste and recycling centre and

from the remainder of the open green land.

between different zones, and will act to improve biodiversity net gains.

electrical vehicle/bus charging points.

D E SI G N P R I N C I P L E S A N D C H A R ACT E R G E N E R ATO RS

Legend
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STRENGTHS AND WEAKNESSES
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A N A LY S I S

PROS

99

34

CONS

LIST

VALUE (0-10)

VALUE (0-10)

LIST

No issues with land acquisition
(JV collaboration with G40)

8

2

Remaining issues with land acquisition

No issues with bypass funding and construction costs
(JV collaboration with G40)

7

3

Remaining issues with construction costs

Guaranteed CBR ratio
(JV collaboration with G40)

8

2

Uncertain BCR

Reduction in travel delays
(volume of traffic - as high as 12,000 vehicles per day,
AECOM 2018)

8

3

Derby Road/ Sturston Road / Park Road/ Belper Road
junction will continue to be an issue

Reduction in costs of traffic delays
(estimated around£ 1.5 million per annum, AECOM 2018)

9

3

Additional costs of traffic delays on A52/A515 junctions

Reduction in no of traffic accidents in town
(AECOM 2018)

8

3

Potential increase of traffic accidents with introduction of bypass

Reduction in congestion
(only the bypass option is proven to reduce congestion for current
and anticipated traffic flows for 2030, AECOM 2018)

9

3

Mitigation at the A52 / A515 junction and the A52 / Derby Road junction once
the western bypass is constructed, to mitigate for re-assigned traffic flow.

Reduction in town air pollution
(Buxton Road annual mean 49.91 µg/m3, with peaks
as high as 66 µg/m3 (Aug 2018), against safe limits of 40 µg/m3

7

3

Air pollution on the proposed bypass route

Reduction in the impact of traffic on the town historic core
(within Ashbourne Conservation Area there are 710 buildings,
of which 146 are listed entries (around 185 structures)
and of these, 11 are Grade I or Grade II*)

10

4

Impact of the bypass traffic on the landscape

Removal of HGV’s from town centre
(11.3% of vehicles using the A515 north of Ashbourne are HGVs, AECOM 2018)

10

2

Impact of HGVs on the ecology along bypass route

Enhancement of both residents and visitors town experience
(46% of north-south movement on the A515 is “through”
traffic, with no origin or destination within town)

8

3

Phased development of housing in the bypass infill area

A mode shift to more sustainable modes of transport,
pedestrianisation and walkable town. (AECOM Report - Jtdy 2018)

7

3

Impact on the shops and town retail and leisure offer.

ECO N O M I C A N D S U STA I N A B L E F O OT P R I N T

Building 800 homes
is estimated to:

Create 184 affordable homes

Support the employment of 2,480
people Provide 27 apprentices,
graduates or trainees

Generate £644,960 towards
education spending which could
provide up to 304 classroom spaces.

Generate £9,642,400 in tax revenue
Including £903,568 in council tax revenue

Increase open space, community

sport, leisure spending by £644,960
which could for example provide
36 5 a side football pitches
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SUMMARY

Legend

16

17

COPYRIGHT INFO
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Survey data © Crown Copyright 2019. All rights reserved.
Photographic images used throughout this document have
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