This information is available free of charge in
electronic, audio, Braille and large print versions,
on request.
For assistance in understanding or reading this
document or specific information about this
Agenda or on the “Public Participation” initiative
please call Democratic Services on 01629 761133
or e-mail committee@derbyshiredales.gov.uk
29 November 2017
To:

All Councillors

As a Member of the Council, please treat this as your summons to attend a SPECIAL
MEETING to consider the Local Plan on Thursday 7 December 2017 at 6.00pm in the
Council Chamber, Town Hall, Matlock DE4 3NN
Yours sincerely

Sandra Lamb
Head of Corporate Services

AGENDA
1.

APOLOGIES
Please
advise
Democratic
Services
on
01629
761133
committee@derbyshiredales.gov.uk of any apologies for absence.

2.

or

e-mail

PUBLIC PARTICIPATION
Public Participation at this meeting will be in accordance with the Local Plan
Advisory Committee Public Participation Scheme.
The Council will not be considering specific sites and representations should,
therefore, relate to the broader themes of the Plan.
The time available for representations will be limited to a maximum of one hour
and those who wish to make representations will be asked to identify the
points they wish to address in advance.
If the numbers of speakers cannot, comfortably, be accommodated within the
allocated hour, those who have identified similar points may be asked to liaise
with the person who registered first who will act as a spokesperson to
represent their views, in accordance with the procedure.
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NOTICE MUST BE GIVEN (by telephone, in writing or by electronic mail) BY NO
LATER THAN 12 NOON OF THE 3rd WORKING DAY PRECEDING THE
MEETING (MONDAY 4 DECEMBER 2017). NB: REPRESENTATIONS MUST
RELATE SPECIFICALLY TO ITEMS BEING CONSIDERED BY THE COMMITTEE
AT THIS MEETING.
3.

INTERESTS
Members are required to declare the existence and nature of any interests they may
have in subsequent agenda items in accordance with the District Council’s Code of
Conduct. Those interests are matters that relate to money or that which can be
valued in money, affecting the Member her/his partner, extended family and close
friends. Interests that become apparent at a later stage in the proceedings may be
declared at that time.
Page Nos

4.

ADOPTION OF THE DERBYSHIRE DALES LOCAL PLAN

3 - 175

To consider the Report of the Inspector regarding the Examination of
the Derbyshire Dales Local Plan and the recommendation to adopt the
Local Plan incorporating the Inspector’s recommended main
modifications and the Council’s additional modifications. Also, to
consider delegation of authority to the Corporate Director to prepare the
Local Plan Policies Map and to incorporate any further additional
modifications that relate to factual updates, grammatical and formatting
corrections for the purposes of publishing the plan.

NOTE
For further information about this Agenda or on “Public Participation” call 01629 761133 or
e-mail committee@derbyshiredales.gov.uk
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NOT CONFIDENTIAL – For public release

Item No. 4

COUNCIL
7 DECEMBER 2017
Report of the Corporate Director

ADOPTION OF THE DERBYSHIRE DALES LOCAL PLAN
PURPOSE OF REPORT
This report informs Members of the Report of the Inspector regarding the Examination of the
Derbyshire Dales Local Plan and recommends adoption of the Local Plan incorporating the
Inspector’s recommended main modifications and the Council’s additional modifications. The
report also seeks delegated authority to the Corporate Director to prepare the Local Plan
Policies Map and to incorporate any further additional modifications that relate to factual
updates, grammatical and formatting corrections for the purposes of publishing the plan.
RECOMMENDATION
1. That Council notes the Report of the Inspector and his recommended main modifications
as set out in Appendix 1 and Appendix 2 to the report.
2.

That Council adopts the Derbyshire Dales Local Plan incorporating the main
modifications recommended by the Inspector (Appendix 2) and further additional
modifications proposed by the Council (Appendix 3).

3.

That Council delegate authority to the Corporate Director to prepare the Policies Map to
illustrate geographically the application of policies in the Derbyshire Dales Local Plan
incorporating the Schedule of Policies Map and Diagrams Modifications as set out in
Appendix 4 to the report.

4.

That Council delegate authority to the Corporate Director to make any further additional
modifications to the Derbyshire Dales Local Plan that relate exclusively to factual
updates, grammatical and formatting corrections for the purposes of publishing the plan.

5.

That subject to recommendation 2 above, Council delegate authority to the Corporate
Director to publicise adoption of the Derbyshire Dales Local Plan in accordance with the
regulations governing such matters.

WARDS AFFECTED
All Wards outside the Peak District National Park
STRATEGIC LINK
The Derbyshire Dales District Council Local Plan will be a pivotal tool in the delivery of the
Council’s Corporate Plan and the Peak District Partnership Statement of Priorities.

1.

BACKGROUND

1.1

On 19th December 2016, the District Council submitted the Derbyshire Dales Pre
Submission Draft Local Plan to the Secretary of State for Independent Examination.
The Secretary of State, in accordance with Section 20 of the Planning and Compulsory
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Purchase Act 2004 (as amended), appointed Mr. Mark Dakeyne BA(Hons) MRTPI as
the Inspector to undertake the independent examination of the Local Plan.
1.2

The Inspector conducted a series of public hearings as part of the examination
process which took place over a period of 8 days (Tuesday 9th May 2017 – Monday
23rd May, 2017). The District Council was represented throughout the EIP by the
Corporate Director, supported by colleagues from the Planning Policy team.

1.3

Following the conclusion of the hearing sessions, the Council was requested by the
Inspector to produce a Schedule of Main Modifications (MMs) to the Local Plan, the
nature and extent of which had arisen as a consequence of the evidence considered
by the Inspector to date. The Schedule of MMs was considered and approved by
Council on 28th June 2017. Accompanying the Schedule of MMs was a Schedule of
Additional Modifications (AMs) which related to factual updates, grammatical and
typographical corrections as well as points of clarification rather than matters that went
to the soundness or legal compliance of the plan. A Schedule of Policies Map /
Diagrams Modifications was also published. This provided the spatial expression of
changes arising from both the MMs and AMs. The AM’s and Policies Map / Diagrams
Modifications were also considered and approved by Council on 28th June 2017.

1.4

The Main Modifications, Additional Modifications and Policies Map / Diagrams
Modifications were subject to a 6 week period of public consultation from 3rd July –
14th August. The representations received to this consultation together with the
Council’s responses have been published in the Examination Library (Documents
EX/44,
EX/45,
EX/46)
which
can
be
viewed
at
http://www.derbyshiredales.gov.uk/planning-a-building-control/local-plan-201516/local-plan-examination/examination-library

1.5

All the representations received on the modifications were forwarded to the Inspector,
for his consideration. However, for the purposes of the examination process the
Inspector has only considered the responses to the main modifications that related to
the soundness and legal compliance of the plan. The Inspector has now issued his
report (Appendix 1) which has found the Local Plan to be sound and capable of
adoption, subject to the inclusion of the Main Modifications (Appendix 2). The Council
is therefore, now in a position to adopt the Local Plan.

1.6

The Inspector’s recommendations are binding on the Council and the
Local Plan cannot be adopted unless all the Inspector’s recommendations are
accepted and included in the final version of the plan. If the Council rejects any of the
Inspector’s modifications, the plan cannot be adopted.

1.7

If adopted, the Local Plan will also need to include the additional modifications
(Appendix 3) and the policies maps and diagrams modifications (Appendix 4), both of
which have already been endorsed by Council and do not relate to matters of
soundness.

1.8

Once adopted, the Local Plan becomes part of the statutory development plan for the
Derbyshire Dales (outside the Peak District National Park) and supersedes the
Derbyshire Dales Local Plan adopted in 2005. Planning law requires that planning
applications must be determined in accordance with the development plan unless
material considerations indicate otherwise.
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1.9

It is recommended that Council adopts the Local Plan with the Inspector’s main
modifications and the additional modifications. It is also recommended that the
Corporate Director is given delegated authority to prepare the Policies Map and is
given authority to make any further additional modifications to the Derbyshire Dales
Local Plan that relate exclusively to factual updates, grammatical and formatting
corrections.
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RISK ASSESSMENT

2.1

Legal
The statutory basis for the examination is provided in section 20 of the Planning and
Compulsory Purchase Act 2004 (as amended). The inquiry has also followed the
Guidance contained in the Procedural Practice in the Examination of Local Plans. The
legal risk at this stage is low.

2.2

Financial
The District Council has identified budgets and earmarked reserves to accommodate
expenditure incurred in the preparation of the Local Plan to date and the Examination
in Public. The financial risk is, therefore, assessed as low.

2.3

Corporate Risk
The Derbyshire Dales Local Plan will be a pivotal tool in the delivery of the Council’s
Corporate Plan and the Derbyshire Dales and High Peak Sustainable Communities
Strategy.
The lack of a current Local Plan hinders effective control of new development. Without
a Local Plan, planning applications may be granted which could give rise to an
increase in appeals or, in some instances, legal challenge.
The Corporate Risk associated with not having a sound Local Plan is High, and has
one of the highest of all risks in the Strategic Risk Register. Adoption of the Local Plan
will eliminate this risk in its entirety.

3

OTHER CONSIDERATIONS
In preparing this report, the relevance of the following factors has also been
considered: prevention of crime and disorder, equalities, environmental, climate
change, health, human rights, personnel and property.
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CONTACT INFORMATION
Paul Wilson, Corporate Director
Tel. 01629 761325
E-mail paul.wilson@derbyshiredales.gov.uk
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Appendix 1

Report to Derbyshire Dales District
Council
by Mark Dakeyne BA (Hons) MRTPI
an Inspector appointed by the Secretary of State for Communities and Local Government
Date 13 November 2017

Planning and Compulsory Purchase Act 2004
(as amended)
Section 20

Report on the Examination of the
Derbyshire Dales Local Plan

The Plan was submitted for examination on 19 December 2016
The examination hearings were held between 9 and 23 May 2017

File Ref: PINS/P1045/429/7

7

Abbreviations used in this report
AMR
CR
CD
CIL
DCLG
DCCG
DCC
DDDC
DDMP
dpa
DtC
EX
GTAA
HEDNA
HMA
HRA
IDP
LDS
LEP
LP
LPA
MM
NDSS
NPPF
OAN
ONS
PDNP
PDNPA
PPG
PPTS
S106
SA
SCI
SD
SHELAA
SOCG
WHS
WNP

Authority Monitoring Report
Committee Report
Core Document
Community Infrastructure Levy
Department for Communities and Local Government
Derbyshire Clinical Commissioning Groups
Derbyshire County Council
Derbyshire Dales District Council
Derby and Derbyshire Minerals Plan
dwellings per annum
Duty to Co-operate
Examination Document
Gypsy and Traveller Accommodation Assessment
Housing and Economic Development Needs Assessment
Housing Market Area
Habitats Regulations Assessment
Infrastructure Delivery Plan
Local Development Scheme
Local Enterprise Partnership
Local Plan
Local Planning Authority
Main Modification
Nationally Described Space Standard
National Planning Policy Framework
Objectively Assessed Need
Office of National Statistics
Peak District National Park
Peak District National Park Authority
Planning Practice Guidance
Planning Policy for Traveller Sites
Section 106 of the Planning Acts
Sustainability Appraisal
Statement of Community Involvement
Submission Document
Strategic Housing and Economic Land Availability Assessment
Statement of Common Ground
Derwent Valley Mills World Heritage Site
Wirksworth Neighbourhood Plan
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Non-Technical Summary
This report concludes that the Derbyshire Dales Local Plan (LP or the Plan)
provides an appropriate basis for the planning of the District, provided that a
number of main modifications [MMs] are made to it. Derbyshire Dales District
Council has specifically requested me to recommend any MMs necessary to
enable the Plan to be adopted.
Many of the MMs concern matters that were discussed at the examination
hearings. Following the hearings, the Council prepared schedules of the proposed
modifications and carried out sustainability appraisal of them. The MMs were
subject to public consultation over a six-week period. In some cases I have
amended their detailed wording. I have recommended their inclusion in the Plan
after considering all the representations made in response to consultation on
them.
The Main Modifications can be summarised as follows:
• Ensuring that the strategic and generic policies are positively prepared,
consistent with each other and national policy, and clear to the decision
maker
• Updating the housing requirement to reflect the most up to date household
projections
• Ensuring that the components of housing supply are up to date
• Making clear on what basis the 5 year supply of housing will be calculated
• Incorporating a Housing Implementation Strategy within the
Implementation and Monitoring Section
• Modifying policies to support sustainable development in circumstances
where there is no 5 year housing supply
• Removing the requirements for optional space and accessibility standards
• Making clear how the need for gypsy and traveller pitches will be met
• Allocating two additional employment sites and amending employment
policies to support the growth of businesses
• Clarifying how retail policies will deal with out of centre proposals
• Modifying strategic allocation policies so that the appropriate mix of uses
comes forward and adverse impacts are lessened
• Amending some settlement boundaries so that they reflect the purpose of
such limits
• Ensuring that the areas subject to Policy PD10 reflect the objectives of the
policy
• Making sure that the Plan is transparent in progress on delivering
infrastructure

3
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Introduction
1.

This report contains my assessment of the Derbyshire Dales Local Plan (LP or
the Plan) in terms of Section 20(5) of the Planning & Compulsory Purchase Act
2004 (as amended). It considers first consultation arrangements and whether
the Plan’s preparation has complied with the duty to co-operate (DtC). It then
considers whether the Plan is sound and whether it is compliant with the legal
requirements. The National Planning Policy Framework (paragraph 182)
makes it clear that in order to be sound, a Local Plan should be positively
prepared, justified, effective and consistent with national policy.

2.

The starting point for the examination is the assumption that the local
planning authority has submitted what it considers to be a sound plan. The
Derbyshire Dales Local Plan Pre-Submission Draft Plan dated August 2016,
submitted in December 2016 is the basis for my examination. A Schedule of
Modifications (SD03) arising from consultation on the document in August and
September 2016 has also been submitted but as this was not subject to
consultation I am not treating it as a formal addendum to the Plan. I have
been provided with those representations relating to the Pre-Submission Draft
and have taken them into account in my examination of the Plan and this
report.

Main Modifications
3.

In accordance with section 20(7C) of the 2004 Act the Council requested that I
should recommend any Main Modifications (MMs) necessary to rectify matters
that make the Plan unsound and thus incapable of being adopted. My report
explains why the recommended MMs, many of which relate to matters that
were discussed at the examination hearings, are necessary. The MMs are
referenced in bold in the report in the form MM1, MM2, MM3 etc, and are set
out in full in the Appendix.

4.

Following the examination hearings, the Council prepared a schedule of
proposed MMs which I consider are necessary for soundness and screened
these through an updated sustainability appraisal (SA) and Habitats
Regulations Assessment (HRA). The MM schedule was subject to public
consultation for six weeks during July and August 2017. I have taken account
of the consultation responses in coming to my conclusions in this report. In
light of the consultation responses some further amendments to the detailed
wording of the MMs have been made. None of the amendments significantly
alters the content of the modifications as published for consultation or
undermines the participatory processes and SA that has been undertaken.

5.

The Council has also proposed some Additional Modifications which have also
been publicised. But as these do not go to soundness I do not need to
address them in this report.

Policies Map
6.

The Council must maintain an adopted policies map which illustrates
geographically the application of the policies in the adopted development plan.
When submitting a local plan for examination, the Council is required to
provide a submission policies map showing the changes to the adopted policies
map that would result from the proposals in the submitted local plan. In this
4
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case the submission policies map comprises the set of plans identified as the
Derbyshire Dales Local Plan Pre-Submission Draft Plan Appendix 5 – Policies
Maps.
7.

The policies map is not defined in statute as a development plan document
and so I do not have the power to recommend main modifications to it.
However, a number of the published MMs to the Plan’s policies require further
corresponding changes to be made to the policies map.

8.

These further changes to the policies map were published for consultation
alongside the MMs.

9.

When the Plan is adopted, in order to comply with the legislation and give
effect to the Plan’s policies, the Council will need to update the adopted
policies map to include all the changes proposed in the Derbyshire Dales Local
Plan Pre-Submission Draft Plan Appendix 5 – Policies Maps and the further
changes published alongside the MMs.

Consultation
10. The Council has produced a Statement of Community Involvement (SCI)
(SD09) and a Statement of Consultation (SD10) under Regulation 22 of the
Town and Country Planning (Local Planning) (England) Regulations 2012 (LP
Regulations). These indicate that the Council has given the public and
organisations such as Parish Councils the opportunity to be involved, and to
make representations, at various stages of the LP preparation process.
11. Although the use of digital means of communication and consultation have
been the default, hard copies of the Plan and evidence documents were made
available at key public buildings around the District. Paper consultation forms
were provided on request and representations in writing have been accepted.
12. Public meetings, workshops, exhibitions and seminars have been held at
various locations in the District. This has allowed the public to engage with
Council Officers and for the process to be demystified.
13. The Council meetings of 8 August (CR02) and 8 December 2016 (CR01)
considered the Draft Plan and representations submitted on it. The latter
meeting resolved to submit the Plan for examination. At these meetings the
public were allowed to address the Council which was a departure from normal
procedures. There is nothing before me to indicate that the procedures
adopted at these or other Council meetings went against the terms or spirit of
the LP Regulations and the SCI.
14. Some suggest that people have not been listened to. For example it has been
suggested that points made at public meetings have not been properly
recorded or given due weight. However, it appears that the Council has taken
into account views expressed. Moreover, positive preparation of a plan does
not mean that all will be satisfied with the outcome. There is a balance to be
struck between the requirements of national policy, the development needs of
the area and environmental constraints.
15. The Council has exceeded the requirements of the LP Regulations and
complied with its own SCI.
5
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Assessment of Duty to Co-operate
16. Section 20(5)(c) of the 2004 Act requires that I consider whether the Council
complied with any duty imposed on it by section 33A in respect of the Plan’s
preparation. The Council’s evidence about the DtC is set out in the DtC
Statement (SD07).
17. The most significant issue in relation to the DtC is the approach to housing
market areas (HMAs) and objectively assessed needs for housing (OAN).
18. Derbyshire Dales is straddled by different HMAs. The southern part of the
District, including Ashbourne, falls within the Derby-focused HMA. The
northern part, primarily within the Peak District National Park (PDNP),
gravitates towards the Sheffield-focused HMA. The central area around
Matlock falls within overlapping HMAs with influences from Chesterfield,
Sheffield and Derby.
19. At various stages the Council approached adjoining authorities about their
approach to HMAs, OAN and housing provision. It became clear that other
authorities, who are at different stages of plan making, have defined HMA
boundaries based on a best fit. In these circumstances Derbyshire Dales has
built on the evidence of neighbours and followed a similar approach. The
Housing and Economic Development Needs Assessment (HEDNA) (CD28) also
recognises the complex inter-relationships and the fact that core datasets such
as household projections are not available below local authority level in
recommending that the District’s OAN be assessed as a whole. Taking into
account the advice within the Planning Practice Guidance (PPG) I consider this
approach to be justified.
20. In terms of housing provision to meet the OAN it became clear that no other
authority was in a position to accommodate any of the housing needs
identified in the HEDNA. No other authority has requested that Derbyshire
Dales contribute to meeting housing needs from outside its area. For example
some of Derby’s unmet need is to be met within South Derbyshire and Amber
Valley. Most other authorities are meeting their own OAN. Sheffield is at an
early stage in plan preparation. However, it is anticipated that, if the city
looks to other authorities as an alternative to releasing Green Belt land, it
would be those within the City Region with stronger market relationships and
better transport connections rather than Derbyshire Dales (EX/20).
21. The HEDNA assesses OAN for the District as a whole including those parts
within the PDNP. Derbyshire Dales District Council (DDDC) and the Peak
District National Park Authority (PDNPA) have entered into a Memorandum of
Understanding which, amongst other things, recognises the national park
purposes, provides a framework for liaison on development plan preparation
and establishes that some 400 dwellings would be delivered in the plan period
within that part of the District within the PDNP (SD07 Appendix 4). This
further demonstrates co-operation on cross-boundary impacts.
22. Accordingly the LP seeks to meet the OAN for the District in full, including
those parts within the PDNP, but not meet any other needs. This position is
supported by the DtC evidence.
6
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23. The DtC Statement refers to the other co-operation that the Council has
undertaken with prescribed bodies and others. There has been input from the
D2N2 (Derby & Derbyshire/Nottingham & Nottinghamshire) and Sheffield Local
Enterprise Partnerships (LEPs) to ensure that the Plan’s employment policies
and proposals meet LEP priorities.
24. The Infrastructure Delivery Plan (IDP) which sits alongside the LP has been
prepared in conjunction with various stakeholders, including Derbyshire
County Council (DCC), NHS England, the Derbyshire Clinical Commissioning
Groups (DCCG) and the Utility Companies. The IDP is a living document so
will be informed by ongoing discussions with, for example, NHS England and
the DCCG as they refine their priorities for primary care.
25. There has also been co-operation on issues such as the potential for renewable
energy across the Peak Sub-Region; the assessment of natural and historic
assets with Natural and Historic England and the Derbyshire Wildlife Trust;
and the alignment of policies for the Derwent Valley Mills World Heritage Site
(WHS) with other emerging LPs.
26. Other than the approach to HMAs no substantive concerns have been raised in
relation to the DtC.
27. Overall I am satisfied that where necessary the Council has engaged
constructively, actively and on an on-going basis in the preparation of the Plan
and that the duty to co-operate has therefore been met.

Assessment of Soundness
Background
28. The LP has a plan period of 2013-2033 and deals with strategic and other land
use policies and allocations for that part of Derbyshire Dales which lies outside
the PDNP. The only other development plan documents envisaged are
neighbourhood plans that may come forward during the plan period. For
example the Wirksworth Neighbourhood Plan (WNP) was made in June 2015.
29. Many of the representations on the Plan refer to the merits of sites which have
not been allocated – omission or alternative sites. However, the purpose of
the examination is to consider whether the submitted Plan is sound. So the
focus of this report in relation to sites will be on whether the process followed
by the Council in selecting the allocations is sound and whether those
allocations will meet the development requirements, not on the merits of other
sites as alternatives.
Main Issues
30. Taking account of all the representations, the written evidence and the
discussions that took place at the examination hearings I have identified ten
main issues upon which the soundness of the Plan depends. Under these
headings my report deals with the main matters of soundness rather than
responding to every point raised by representors.

7
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Issue 1 – Whether the strategy for the distribution of development is
justified and whether strategic policies are positively prepared, effective
and consistent with national policy
Distribution of development
31. The LP proposes a hierarchy of settlements under Policy S3. There are 5 tiers
of settlements with the market towns of Matlock, Ashbourne and Wirksworth
in the top tier, Darley Dale as a local service centre on its own in the 2nd tier
and then villages split into the further 3 tiers. The position of settlements in
the hierarchy is based on combining scores from an assessment of social and
community infrastructure and the availability of employment nearby (CD43).
The principle of the 5 tier approach is appropriate reflecting a strategy for
supporting sustainable growth in a District which is generally rural in nature.
32. Some 32 settlements are identified within the District as having the scope to
absorb some development. This is a significant increase from the 11 or so
settlements identified in the 2005 Local Plan. However, the policy context has
changed dramatically from a position where there was no strategic housing
requirement to one where there is a sizeable need to be met in the context of
significantly boosting housing supply.
33. Darley Dale has a larger population than Wirksworth but is in a lower tier. It
has the Whitworth Hospital and the Whitworth Institute which are facilities
which are used by people beyond the settlement. However, Darley Dale is
effectively an amalgam of villages without a town centre or secondary school,
unlike Wirksworth, and in this respect looks towards Matlock for many of its
services. As such I consider that its designation as a local service centre
where additional development can sustain and enhance services and provide
more self-containment is supported. To justify this approach MM4 makes
clear the role of Darley Dale as a local service centre in describing the
strategic approach to development.
34. The 3rd tier comprises the larger villages in the District with a reasonable level
of facilities and services such as a primary school, some local employment and
relatively easy access to larger centres, generally via ‘A’ roads with bus
services. That said the title of the 3rd tier villages does not suggest these
attributes – ‘Accessible Settlements with Limited Facilities’. Moreover, the
policy wording does not reflect that development can enhance the role of such
settlements. As a result and to ensure an appropriate strategy MM4 proposes
that the 3rd tier be referred to as ‘Accessible Settlements with Some Facilities’
and that their role can improve with development.
35. The range of services within the 3rd tier villages varies. Some, such as
Middleton, Darley Bridge and Tansley, no longer have a shop. Development in
villages such as Brailsford and Doveridge with good road links to Derby and
Uttoxeter respectively is likely to encourage commuting. However, the
analysis of the factors which supports their position in the hierarchy (CD43) is
robust.
36. Bonsall has a larger population than some of the 3rd tier villages such as
Sudbury and a reasonable level of services. However, it is not on an ‘A’ road
and has limited employment nearby. As such, although marginal, its position
in the 4th tier is justified. Kirk Ireton and Carsington have limited facilities and
8
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are not on main transport routes so their position in the 4th tier is also
supported by evidence.
37. Whilst Policy S3 indicates a gradation of levels of development from
‘significant’ in the 1st tier to ‘very limited’ in the 5th tier, it does not propose
specific amounts of development in each settlement. That said the amount of
housing development in the 1st and 2nd tier settlements, taking into account
commitments and allocations, is reflective of their position in the hierarchy.
Ashbourne is to contribute 31% of new homes outside the PDNP, Matlock
27%, Wirksworth 14% and Darley Dale 10% (EX/21).
38. Within the 3rd tier villages there are significant variations in the amount of
development that will come forward in the Plan period. This is a reflection of
the suitability, availability and deliverability of sites within the different
settlements. For example Cromford and Matlock Bath, although having good
services and accessibility, are constrained by topography and the WHS
designation. However, there is generally a good match between the
settlements that score higher against sustainability criteria and the majority of
development in the 3rd tier. Moreover, there will be scope for some windfall
development within all 3rd tier settlements. The overall level of development
in the 3rd tier (14%) reflects the relative sustainability of these villages.
39. The terms of Policy S3, which confirms that settlement boundaries are defined
for the top 3 tiers of settlements, provides a degree of certainty for local
communities, balancing development opportunities against environmental
considerations. In this respect the principle of settlement boundaries is
supported. The explanation to Policy S4 emphasises the restrictive nature of
settlement boundaries. However, the Plan should also recognise that
settlement boundaries are not intended to limit the supply of land for
development but to direct it to the most sustainable locations. This would be
achieved by MM9 which is required for the effectiveness of the Plan.
40. The 4th and 5th tier villages do not have settlement boundaries but Policy S3 as
worded does allow limited development to support existing services through
infill and consolidation. However, there is a lack of consistency between the
explanation and the policy itself and not enough clarity as to the type of
development that might be acceptable. MM4 provides that necessary
effectiveness, consistency and guidance by referring to infill and consolidation
at an appropriate scale, brownfield sites on the edge of settlements and
affordable housing exception sites.
41. As the 4th and 5th tier settlements do not have defined boundaries, Policy S5
treats them as countryside. However, as worded the policy fails to recognise
that limited development can take place in accordance with Policy S3.
Therefore, MM10 ensures that the two policies are positively prepared and
consistent in referring to the circumstances where residential development can
be permitted in the countryside under Policy S3.
42. There are suggestions that a new Garden Village should have been put
forward to meet a significant proportion of the development needs of the
District as an alternative to expanding existing settlements. However, no such
proposal resulted from the extensive call for sites. Therefore, there is no
evidence that such an option is available or deliverable. The Council sought
9
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clarification from the Department of Communities and Local Government
(DCLG) as to whether preparation of the LP should be suspended to further
pursue such an option. DCLG advised that the LP should not be unduly
delayed albeit that the proposition of a Garden Village could be considered in a
review of the LP.
43. The Sustainability Appraisal (SA) (SD04) assessed the cumulative effects of
allocations, rejected as reasonable alternatives other potential allocations and
also considered the concept of a new village. However, as the location was
unknown and no large areas of previously developed land exist beyond those
such as Ashbourne Airfield which are to accommodate urban extensions, the
assumption had to be made that it would involve a greenfield site of some
95 ha. The SA identified potential significant negative effects on biodiversity,
green infrastructure, landscape and natural resources to be balanced against
potential significant positive economic and social effects. However, in the
absence of a suitable site, the SA concluded that the new village option does
not represent a reasonable alternative and on the basis of the lack of
supporting evidence I agree.
Strategic Policies
44. The PPG indicates that there is no need for the local planning authority (LPA)
to reiterate policies that are already set out in the National Planning Policy
Framework (NPPF). Policy S1 recites the presumption in favour of sustainable
development at paragraph 14 of the NPPF. Therefore, the policy is not
necessary and should be deleted by MM2.
45. Although desirable, it is not always possible for development to make positive
contributions to all three dimensions of sustainable development. A balancing
of benefits and harm is often needed. In order for Policy S2 to be positively
prepared and recognise the need for balance the wording needs to be adjusted
by the inclusion of ‘wherever possible’. This would be achieved by MM3.
46. Policy S2 also includes a long list of criteria that seek to achieve sustainable
development. In order to improve consistency with national policy, clarity for
the decision-maker and avoid duplication a number of changes are needed. In
particular the policy should emphasise the scope to optimise the use of sites,
the conservation of heritage assets and that avoiding damage to the natural
environment cannot always be avoided but should be minimised by mitigation.
These necessary modifications would be achieved by MM3.
47. Policy S4 has a long list of criteria to be applied against development within
defined settlement boundaries which all need to be met. However, these are
the areas where development should be actively encouraged. The policy
should not be too prescriptive and not reiterate safeguards that are contained
elsewhere in the Plan. MM9 would achieve this by reducing the number of
criteria from some 16 to 7 and is necessary to ensure that Policy S4 is
positively prepared.
48. Policy S5 seeks to strictly control development in the countryside. This goes
beyond the NPPF which recognises the intrinsic character and beauty of the
countryside but does not protect it for its own sake. Therefore, Policy S5
requires modification to ensure consistency with national policy. MM10 would
10
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ensure protection and enhancement of landscape character but not the strict
control of development as such.
49. Policies S4 and S5 need to be consistent with national policy. Modifications
MM9 and MM10 are necessary to achieve this in respect of highway impacts,
agricultural land and renewable energy.
50. Policy HC19 (Accessibility and Transport) and the explanation to Policy HC21
(Car Parking Standards) refer to on-street parking being detrimental to the
free flow of traffic. Freely flowing traffic and higher traffic speeds are not
necessarily desirable in built-up areas. For this reason and to ensure
consistency with national policy, the policy and explanation should be changed
to refer to the ‘efficient operation of the highway network’. This would be
achieved by MM40 and MM41.
Conclusions on Issue 1
51. I conclude that, subject to the MMs proposed, the strategy for the distribution
of development is justified and the strategic policies are positively prepared,
effective and consistent with national policy.
Issue 2 – Whether the Plan meets the full objectively assessed needs for
market and affordable housing in the area
Household Projections
52. The PPG indicates that household projections should provide the starting point
for the estimate of overall housing need. The Council used the Office of
National Statistics (ONS) 2012-based household projections within its original
HEDNA as a basis for establishing the housing requirement. However, in July
2016 ONS published new 2014-based household projections derived from the
2014-based Sub-National Population Projections. The Council produced a
report to consider the implications of this new dataset (EX/03).
53. The 2014-based projections point to a lower figure for the District of 178
dwellings per annum (dpa) compared to 241 dpa based on the 2012-based
projections. These figures take into account a vacancy/second home
allowance of 8.9%. The reduced projection is largely due to lower assumed
net internal migration and consequent lower growth in the population of older
people who have high headship rates. No alternative analysis of the
implications of the more recent projections has been put before me. Based on
the evidence before me 178 dpa is a reasonable starting point.
Economic Growth
54. Both the original HEDNA and the updated work considered economic growth
factors, market signals and the need for affordable housing in their analysis.
In terms of economic growth two forecasts were considered – Cambridge
Econometrics and Oxford Economics. The former pointed to employment
growth of 3,000 jobs over the Plan period, the latter some 900 jobs. Based on
the Council’s objective of economic growth but taking into account an overestimate of growth in public administration jobs in the Cambridge model, the
HEDNA concluded that it was reasonable to expect employment growth of
1,700 jobs over the Plan period. To achieve this around 260 dpa would be
11
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needed based on 2014-based headship rates compared to 301 dpa in the
original HEDNA.
Affordable Housing Need and Market Signals
55. Market signals and affordable housing need continue to point to affordability
pressures in the District. The updated affordable housing needs assessment
considered housing costs, local incomes, the supply of affordable housing
through relets and the number of newly formed households. The analysis
showed a need for 96 affordable dpa. This would be achieved by 34%
affordable housing across the board on residential developments. Whilst this
may appear a challenging requirement given a policy target of 30% and the
characteristics of some of the large allocations, the Council has a good track
record in delivering affordable housing schemes on exception sites and
elsewhere. Moreover, a significant element of the PDNPA contribution would
be from affordable dwellings having regard to its Core Strategy.
56. Furthermore, the HEDNA and the update recognise that there are interrelationships between adjustments for economic growth, market signals and
affordable housing. Increases in OAN based on economic growth objectives
will be likely to deliver more market and affordable housing. At the same time
it is important that there are households to occupy additional homes. Upward
adjustments in OAN need to be supported by additional in-migration or
household formation. The OAN will allow younger households to form more
readily than previously when household formation amongst the younger age
groups has been constrained by a restricted housing supply and affordability
pressures and led to concealed households.
Housing Requirement
57. Taking into account these factors, an affordability uplift of 24 dpa is applied to
the 260 dpa economic growth led figure leading to an OAN for the District as a
whole of 284 dpa. This is a similar uplift to that applied in the original HEDNA.
Over the Plan period this leads to a need for 5,680 dwellings. This represents
a 60% increase on demographic needs shown by the 2014-baseds household
projections. The figure has been justified and not countered by any
alternative analysis.
58. As explained under my assessment of the DtC the Plan meets the OAN for the
District but is not required to meet needs from elsewhere (paragraph 20
refers). However, as submitted the Plan does not make the approach to HMAs
and housing provision across the Sub-Region clear so a modification MM11 is
necessary to explain this and indicate that future local plan reviews would
need to consider the potential for a wider HMA and joint working on plan
preparation across district boundaries.
59. Policy S6 which sets the housing requirement reflects an OAN of at least 6,440
dwellings derived from the September 2015 HEDNA. However, taking into
account the most up-to-date evidence on OAN, a reduced requirement is
justified but still reflects a positively prepared Plan. This would be achieved by
MM12 which explains the reasons for the revised OAN and MM15 which
amends Policy S6 to refer to at least 5,680 dwellings.
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The needs of older people
60. The needs of older people are assessed in two ways by the HEDNA. For those
who form an independent household, population growth is contained within
the population and household projections. The analysis converts this to a
requirement for 1,063 specialist dwellings (including sheltered and extra care)
over the Plan period (53 dpa) with the predominant need being for market
housing. These figures are included in the OAN.
61. An assessment has also been made of those requiring registered care
provision i.e. those who cannot form an independent household, by using
DCLG institutional population projections. This indicates a net need for 500
bedspaces over the Plan period (25 per annum). However, as such
accommodation falls within the residential care use class (C2) rather than the
dwelling use class (C3) this need is additional to the OAN. This distinction is
not clear from the submitted Plan so is explained by MM12 which is required
to ensure that the Plan is positively prepared.
The national park
62. The OAN is derived from the District as a whole, including those parts within
the PDNP. However, the need for housing within the PDNP exceeds its
environmental capacity taking into account national park purposes. Housing in
the PDNP is mainly limited to affordable homes in the settlements considered
to be the most sustainable. However, other needs will not disappear and
provision should be made. It is appropriate that these needs are met within
those parts of the District outside the PDNP. That said the housing need
derived from the national park is not likely to be that significant, even though
it equates to more than half the geographical area, given that it is relatively
sparsely populated.
Conclusions on Issue 2
63. I conclude that, subject to the MMs proposed, the Plan meets the full
objectively assessed needs for market and affordable housing in the area.
Issue 3 – Whether provision is likely to meet the identified need for
housing over the Plan period
Flexibility in Supply
64. The Plan as submitted indicated through Table 3 an estimate of provision of
some 6,571 dwellings over the Plan period against a requirement of a
minimum of 6,440 dwellings. As a result there is limited flexibility in supply
against the requirement as potential provision is only 2% above the
requirement. If one of the strategic allocations or other allocations or
commitments do not come forward as anticipated then it is likely that the
requirement will not be met.
65. However, taking into account the revised requirement of 5,680 dwellings
(MM15), provision of some 6,684 dwellings allows for greater flexibility of
17% to be built into housing supply and a greater likelihood that the
requirement will be met. The 17% figure is consistent with nonimplementation and lapse rates found elsewhere, albeit not as high as the
13
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20% ‘reserve’ recommended by some such as the Local Plan Expert Group.
This greater flexibility in the Plan is necessary and is explained by MM13.
Components of Supply
66. Table 3 sets out the components of the supply even though it refers to the
strategic housing requirement. MM14 is required to make it clear that the
table refers to provision not the requirement. The figures in the table require
adjusting to reflect completion figures and new commitments up to 31 March
2017 and other updates. In this respect some of the allocations have had the
benefit of permission since the examination commenced. These changes are
also reflected in MM14. Consequential amendments are also necessary to
Policy HC2 (Housing Land Allocations) to reflect those allocations that have
obtained planning permission (MM28).
67. Table 3 as reflected in MM14 assumes delivery of 2,675 dwellings through
commitments and 2,485 homes through allocations over the Plan period. The
table is based on information provided by developers and landowners through
the Strategic Housing and Employment Land Availability Assessment (SHELAA)
recently updated to 31 March 2017 and reinforced by Statements of Common
Ground (SOCG) with developers and landowners for many of the allocated
sites. Build rates of 30 dpa from larger sites are supported by information
from the national housebuilders’ annual reports and analysis of local sites.
68. I recognise that some of the strategic allocations on former quarry sites are
challenging. However, these are allocations which make effective use of land
and should be given a chance to come forward. There are signs that the
Council is prepared to work proactively with landowners and developers to
encourage their development. There is no contrary evidence to challenge the
information before me on delivery other than general assertions based on their
planning history, the constraints and lead in times. That said I recommend
some adjustments to the timing of delivery on specific sites because of
particular factors when I consider these in detail later.
69. The LP assumes that windfalls, sites of less than 10 dwellings, will deliver
about 15 dpa. In the past the number of completions on such sites has
ranged from 30 to 96 dwellings although the trend has been a declining rate of
completions from this source. Based on the evidence from the SHELAA there
is a compelling case for the allowance which if anything is on the conservative
side.
70. The contribution from PDNPA is based on anticipated completions of 20 dpa
based on an assessment of past delivery rates and future contributions from
deliverable sites. Some adjustments are recommended to Table 3 to reflect
information on completions in the PDNP up to 31 March 2017 (MM14). The
Memorandum of Understanding in the DtC Statement indicates that
commitments and completions will continue to be monitored on an annual
basis. The assessment that the PDNP will deliver some 400 dwellings during
the Plan period is reasonable.
Housing Trajectory and 5 year supply
71. The housing trajectory included within the Plan shows a significant increase in
housing completions compared to past rates. However, this is against the
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backdrop of moving from a low base provided by the 2005 Local Plan which
did not have any allocations to a position where the Council is seeking to
significantly boost the supply of housing with a range of allocations.
Moreover, there has been more on-site activity locally and an upturn in the
housing market nationally.
72. The update on the SHELAA has informed the adjustments to Table 3 and also
necessitates a modification to the housing trajectory in Appendix 3 to the Plan
through MM60 which also takes into account the adjustments to delivery
referred to in paragraph 68.
73. The updated SHELAA and the housing trajectory indicate that the Council can
demonstrate a 5 year supply of housing against the housing requirement of
5,680 dwellings at 1 April 2017. This is based on an annual average delivery
of 284 dpa; making up the shortfall in provision since the start of the Plan
period in the next 5 years (the Sedgefield approach); and applying a 20%
buffer (moved forward from later in the Plan period) because of persistent
under-delivery. To make it clear to the decision-maker on what basis the 5
year supply is calculated changes are required to the Implementation and
Monitoring Section of the Plan (MM60). The apportionment of the shortfall
over the whole of the Plan period (the Liverpool approach) would not
significantly boost the supply of housing to the same extent as using the
Sedgefield approach so the latter should be used, particularly as the Council
indicates that it has a 5 year supply applying Sedgefield.
74. Achievement of a 5 year supply depends on about 65% of commitments and
some 34% of allocations coming forward between 1 April 2017 and 31 March
2022. These figures are supported by the updated SHELAA together with in
some cases the SOCG referred to above, but also take into account some
adjustments to delivery that I recommend later in this report. There are a
number of risks that may impact on this delivery as recognised by the
SHELAA, including market conditions, higher development costs and
infrastructure constraints. However, given that the Council suggests that it
has about a 6.7 years supply, there should be sufficient flexibility built in.
75. Paragraph 47 of the NPPF requires that local planning authorities set out a
housing implementation strategy describing how they will maintain delivery of
a five-year supply of housing land. The Plan as submitted does not do so.
Therefore, MM60 is necessary to incorporate such a strategy. The Plan would,
as a result, make it clear that the Authority Monitoring Report (AMR) will be
the tool for updating the housing trajectory and the 5 year supply position. It
would be premature to include the proposals within the Government’s White
Paper (Fixing Our Broken Housing Market) or its follow-on consultation of
September 2017 at this stage.
76. Although there is flexibility built into the housing supply, there is merit in
ensuring that the strategic and housing policies are framed in such a way to
support sustainable development beyond settlement boundaries in the
circumstances where there is no 5 year housing land supply. As currently
worded Policy S5 (Development in the Countryside), Policy S10 (Rural Parishes
Development Strategy) and Policy HC1 (Location of New Housing
Development) do not provide this flexibility. MM10, MM18 and MM27 would
give some support for sustainable development on the edge of 1st, 2nd and 3rd
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tier settlements in such circumstances provided there is consideration against
other policies of the LP.
77. Going further, if the indicators in the Housing Implementation Strategy
suggest persistent under delivery against the housing requirement, the Plan
ought to flag up that a review will be necessary. This would be achieved by
MM27 which would modify Policy HC1 and MM60 which would provide some
guidance on what would constitute persistent under delivery.
78. The ability of the Plan to respond to a shortfall in housing supply is critical
because of the reliance on a number of challenging former quarry sites as
components of the supply both in the next 5 years and over the Plan period as
a whole.
Conclusions on Issue 3
79. Accordingly, subject to the MMs proposed, provision is likely to meet the
identified need for housing over the Plan period.
Issue 4 – Whether the policies of the Plan address the needs for all types
of housing, including affordable housing and those of different groups in
the community such as gypsies and travellers
Affordable housing
80. Policy HC4 states that residential developments of 10 dwellings or more should
provide ‘at least 30% of the net dwellings’ as affordable homes. The policy
requires modification to ensure that the threshold is consistent with national
policy in the Written Ministerial Statement of 28 November 2014 which refers
to contributions not being sought from developments of 10 units or less. This
would be achieved by MM30.
81. The most recent Cushman and Wakefield Viability Study of December 2016
(CD19) indicates that a competitive return would be achieved by applying 30%
affordable housing together with other LP requirements. More affordable
housing provision could be viable in some of the higher value areas in the
District but 30% would be the maximum that could be achieved in Value Area
3 (Matlock area). Moreover, if a density of 30 dwellings per hectare is applied
rather than 40 which may be more realistic, viability becomes more marginal
at 30% affordable housing, particularly in the lower value areas. Indeed the
Study recommends that the affordable housing target should not exceed 30%.
In this respect the phrase ‘at least’ is not justified and should be removed.
MM30 would make this change.
82. Policy HC4 indicates that affordable housing should be split between social
rented (80%) and intermediate housing/discounted starter homes (20%). The
split is supported by analysis in the HEDNA in relation to what those in need
could afford and has also been tested in the viability studies. To ensure that it
is justified a modification is required to the policy as the HEDNA and
paragraph 6.6 of the Plan refer to the 80% as including both social and
affordable rented homes (MM30).
83. Flexibility is built into the policy both in terms of the 30% provision and the
split. In some circumstances less than 30% could be justified if supported by
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a financial appraisal and the proportions of rented/intermediate housing may
be varied depending on site circumstances and local considerations. Viability
could be a consideration in respect of both strands.
84. Paragraph 50 of the NPPF states that in meeting housing need the objective
should be to create sustainable, inclusive and mixed communities. As
submitted the Plan does not stipulate that affordable housing should be
designed as an integral part of developments even though the Council’s
Affordable Housing Supplementary Planning Document does so. To ensure
that this important consideration is given development plan force and for
consistency with national policy MM30 is needed.
85. Rural exception sites for affordable housing are an important tool for the
Council in delivering one of its corporate priorities. The Council employs a
Rural Housing Enabler who works proactively with communities in bringing
forward affordable housing. Policy HC5 provides the policy basis for
considering such schemes.
86. One of the criteria of Policy HC5 requires that the site is accessible to a range
of local services. The Council support this provision by reference to the low
household incomes of those in greatest housing need. After housing costs are
taken into account such households have less disposable income to meet the
costs of travel. Therefore, it is important that some facilities such as a
primary school are relatively close. However, the Council acknowledge that
the criterion would need to be applied flexibly so that such developments could
come forward in the smaller villages where a need is proven.
87. Providing the right form of tenure for the affordable housing on exception sites
will often be critical to meeting the needs. Policy HC5 refers to size and type
but not tenure so MM31 is required to rectify this omission and ensure that
the policy is positively prepared.
Self-build Housing
88. The Government supports self-build housing and requires local authorities to
keep a register of those who want to acquire serviced plots to build their own
home. At the time of the examination hearings there were some 30 entries on
the DDDC register. Policy HC3 seeks to encourage developers to make
provision for small builders and individuals who wish to self-build. However,
given the limited demand and the need to consider the viability implications, a
requirement to provide a certain proportion of a development for self-build is
not justified. It is for the Council to have regard to considerations of viability
and site specific circumstances rather than developers so a change to Policy
HC3 is needed to make this clear and the policy effective (MM29).
The housing needs of older people
89. As identified earlier the need for older persons housing can be met through
specialist housing (C3) or residential care provision (C2). As submitted Policy
HC11 does not make reference to supporting the latter. MM35 would ensure
that both the explanation and policy do so and that the Plan is positively
prepared.
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Housing Mix
90. The HEDNA identified a requirement for certain sizes of dwellings to be
provided to meet changes in household structure and size, including the needs
of younger households. This is reflected in the provisions of Policy HC11 which
sets out the mix of house types that the Council would seek with an emphasis
on smaller dwellings (3-bed or less). Older people also occupy smaller
dwellings but often own larger properties which can be released to the market
if they downsize. Such properties are often suitable for occupation by families.
The implications for the viability of developments have been considered
through the various assessments. The policy should be applied to
developments of 11 dwellings or more to be consistent with other policies of
the Plan and effective (MM35).
91. The Council acknowledge, as suggested by the Viability Study, that the policy
should be applied cautiously but will be a starting point for negotiations.
Indeed the policy itself indicates that a number of factors may well influence
the final mix. The scale of the development will be one of the factors and this
should be specifically referred to. In addition in order that it is clear that
viability could be one of these considerations, a change to Policy HC11 is
necessary to make reference to local market conditions (MM35). In cases
where the housing mix does not accord with the policy the emphasis should be
on developers to demonstrate how a development would meet the long term
housing needs of the District but that the factors outlined in the policy will be
taken into account. This needs to be made clear by a further change to Policy
HC11 (MM35).
Space and Accessibility Standards
92. LPAs have the options of setting additional technical requirements exceeding
the minimum standards required by Building Regulations in respect of access
and also applying the Nationally Described Space Standard (NDSS). The PPG
requires that such optional standards are justified.
93. Policy HC11 as submitted requires that all accommodation should achieve the
NDSS and meet accessibility standards set out in the optional M4 (2) of Part M
of the Building Regulations. In terms of the space standard the Council
indicate that dwellings currently being built in the area tend to provide space
which meets the NDSS. There is no evidence that the viability of these
developments has been affected by building to such a specification. However,
viability is not the only consideration. Need and timing are also relevant. No
specific evidence has been provided on need to justify the adoption of the
NDSS and the policy does not include any transitional arrangements.
94. In terms of accessibility, the Council point to the HEDNA and the increasing
population of older people and those with mobility problems. Viability would
not be prejudiced. However, general reference to an ageing population or
those with mobility issues is not sufficient to justify the optional accessibility
standard. Moreover, the policy seeks to apply the standard across all
developments.
95. Therefore, Policy HC11 is unsound. The requirements for optional space and
accessibility standards are removed by MM35. However, the policy will still
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encourage flexible living space and accommodation that will benefit those with
disabilities and older people.
Dwellings in the countryside
96. Policy HC13 permits rural workers dwellings if there is an essential need for
them to live within sight and sound of the enterprise. The policy is consistent
with paragraph 55 of the NPPF, providing criteria to judge whether the need
for the dwelling is ‘essential’. In some cases the need could be met by the
conversion of an existing building nearby rather than through new build but
this is not currently recognised by the policy. Therefore, MM36 which would
give effect to this option is necessary for consistency with national policy.
97. The conversion of existing buildings in the countryside can also contribute to
sustainable development. Policy HC8 allows use for residential
accommodation subject to certain criteria. These are generally consistent with
national policy other than that which requires consideration of an employment
or tourism use first. Paragraph 55 of the NPPF has no such stipulation and the
requirement is also contrary to the greater flexibility for changes of use
introduced through the permitted development regime. As a result MM33 is
needed to delete that criterion.
Gypsies and Travellers
98. DCC published a Gypsy and Traveller Accommodation Assessment (GTAA) in
June 2015. The GTAA suggested a need for 9 gypsy and traveller pitches in
the DDDC area between 2014 and 2034. There is no evidence of any
significant change in circumstances since 2015, such as an increase in
unauthorised sites or encampments, to suggest that the assessment of need is
out of date.
99. Policy HC6 deals with gypsy and traveller provision. As submitted the policy
does not make clear the requirement. This would be rectified by MM32 which
ensures that the policy refers to a minimum of 9 pitches being provided in the
Plan period. Although there is a slight mismatch between the periods that the
GTAA and Plan cover, the difference is not material in the light of the low level
of need identified.
100. The policy also allocates land at Watery Lane, Ashbourne to contribute to
meeting that target. It has been clarified that the area of land identified would
provide some 6 reasonably sized pitches which would equate to a 5 year
supply of pitches based on the GTAA. The Policies Map needs amending to
reflect the full extent of the 0.3 ha allocation. The number of pitches that can
be provided at Watery Lane should be incorporated into Policy HC6 so that it is
effective (MM32).
101. DCC own the Watery Lane site. In 2016 the County Council agreed to support
the allocation. However, following the local government elections in early May
2017, there is an indication that DCC will review possible uses in the area
(EX/22). However, as things stand DCC support remains. DDDC has agreed
£10,000 of funding to draw up a design specification which will be used to
invite tenders to develop the site.
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102. In 2010 DCC undertook a feasibility study for a bypass linking the A52 and
A515 to the north-west of Ashbourne. The study investigated 5 potential
routes, only one of which directly affects the Watery Lane site. In July 2017
DCC agreed to carry out further appraisal of options for the bypass. However,
the bypass is an aspiration rather than a firm commitment in that there is no
preferred route or funding for either engineering feasibility work or the
construction itself. The potential for a bypass near the site is not a reason to
delete the allocation.
103. The south-west corner of the site is within Flood Zone 3 but the vast majority
of the site lies beyond land at high risk of flooding (EX/27). The site is close
to the sewage treatment works and a recycling facility. However, when I
visited the site on a couple of occasions the area was fairly quiet and I did not
notice any significant odours. As a site on the edge of the countryside it will
provide a reasonable living environment. Badgers are known to occupy setts
on and close to the site. Further survey work would be required before any
development is carried out to ascertain what mitigation is required to protect
badgers. The site is close to the facilities of Ashbourne and the main road
network. Although the access road is of a single vehicle width, use is not
intensive and there is potential for passing places. The site is sustainable in
accordance with paragraph 13 of Planning Policy for Traveller Sites (PPTS).
104. Overall the evidence before me indicates that the site is likely to be deliverable
and there are no overriding constraints to its development as a traveller site.
The site is supported by the National Federation of Gypsy Liaison Groups.
105. No suitable sites have been put forward for allocation other than that at
Watery Lane. The site at Homesford would not be acceptable as an allocation
due to its effect on the WHS. Policy HC6 is not clear how the remainder of the
pitch requirement will be met. However, it has become apparent during the
examination that the intention is that at least 3 further pitches will be
facilitated by granting planning permission(s) on windfall sites using the
criteria set out in the policy. Taking into account the low level of residual need
I consider that this approach is justified but the intention should be made clear
by the policy (MM32).
106. The criteria for assessing gypsy and traveller sites should not be too restrictive
as otherwise the chances of sites coming forward to meet the identified need
will be reduced. In this respect criterion g) requires that sites do not have an
adverse impact on the character and appearance of the area. This is a high
bar to pass. An alternative wording as set out in MM32 is necessary so that
the policy encourages the use of soft landscaping to mitigate the impact on
the landscape and is consistent with paragraph 26 of the PPTS.
Conclusions on Issue 4
107. For the above reasons and subject to the MMs proposed, the policies of the
Plan address the needs for all types of housing, including affordable housing
and those of different groups in the community such as gypsies and travellers.
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Issue 5 – Whether the Plan meets the development needs of business
through its allocations and policies
Employment Allocations
108. The HEDNA considered the need for employment floorspace in the District
taking into account economic trends, projected growth in employment,
commercial property conditions and a survey of businesses in the area. The
study concluded that there was a requirement for up to 15 ha of additional
employment land. A recent survey indicated that over 50% of businesses
need to expand (EX/11).
109. The Council’s call for sites did not result in many sites being put forward for
consideration. Consequently most of the allocations under Policy EC2 are
large strategic sites where employment can be brought forward as part of a
mixed use development with economies of scale in terms of infrastructure and
a degree of cross-subsidy. A significant proportion of the employment land is
at Ashbourne Airfield (about 70%).
110. Two sites put forward during the examination have been given further
consideration since the preparation of the SHELAA. A site on Porter Lane
adjacent to an existing industrial estate and near to allocation EC2 (e) is
despoiled. It does not have any overriding constraints as the impacts on the
adjacent wildlife site and landscape will not be significant provided appropriate
mitigation is put in place. The former Pisani Works on the A6 near Cromford
lies within the WHS but is brownfield land. Other policies of the Plan can
ensure that development is sensitive to the setting. Allocating these sites,
although increasing the supply of employment land to 24 ha, would provide a
greater range of employment sites, particularly in the north of the District, and
cause no material harm. Therefore, modifications to Policy S7 (Strategic
Employment Development) (MM16) and Policy EC2 (MM43) (Employment
Land Allocations) are required to reflect the allocation of these two sites and to
ensure that the Plan is positively prepared.
111. There has been significant progress on delivering Ashbourne Airfield with
outline planning permission granted for Phase 1, including 8 ha of employment
land. Full planning permission has been granted for the link road between the
existing industrial estate road and the A52 which is key to unlocking the site.
Funding towards the cost of the link road has been allocated from the D2N2
LEP. Release of funding is subject to the outcome of the tender process and
approval of the full business case for the project, anticipated for consideration
in January 2018. Delivery of the other employment sites is less advanced but
the Council is confident that they will come forward, particularly as residential
markets have improved which will enhance the viability of the mixed use
developments on three of the allocations.
Other Employment Development
112. Other policies of the Plan, particularly Policy EC1, are generally supportive of
employment development in sustainable locations. That said Policy EC1 refers
to supporting new business but not existing employment sites. A change is
required so that the policy is flexible enough to allow existing businesses to
expand in response to changes in economic circumstances. This would be
achieved by MM42.
21
27

Derbyshire Dales Local Plan, Inspector’s Report November 2017

113. Other policies also require modification so that alone or in combination they do
not result in barriers to investment. Policy S4 which relates to development
within settlement boundaries contains overly-prescriptive criteria, including
those relating to the extension and conversion of existing buildings. The
simplification of the policy (paragraph 47 and MM9 refer) is necessary. Policy
S5 should recognise that rural employment development can take many
different forms, including the expansion of existing business. MM10 would
modify and delete criteria relating to employment development in the
countryside so that Policy S5 is more permissive. MM42 ensures that Policy
S5 is referenced by Policy EC1. These changes are required to ensure that the
Plan is positively prepared and consistent with national policy.
114. There are a number of former employment sites (primarily redundant
quarries) which need regeneration. Policy EC5 supports investment in them
by encouraging mixed-use developments. Four sites which are also subject to
strategic allocations are named by the policy. However, there are other legacy
sites which would benefit from redevelopment or reuse. In some cases mixed
use would not be appropriate because the site may be in a relatively remote
location. In order to ensure that Policy EC5 recognises these circumstances
and is positively prepared MM46 is necessary.
Protection of Employment Land
115. The HEDNA and the Derbyshire Dales Business Survey of October 2016
(EX/11) highlight the importance of maintaining a sufficient supply of existing
employment sites. Policy EC3 protects existing employment land and
premises but also sets out the circumstances where redevelopment for other
purposes would be acceptable. The policy is broadly consistent with paragraph
22 of the NPPF in avoiding the long term protection of sites where there is no
reasonable prospect of the site being used for employment purposes.
116. Policy EC3 requires marketing evidence to demonstrate that a site is no longer
suitable or viable for employment use. The explanation to the policy provides
some indication of what a marketing exercise should entail. However, to
achieve more clarity in what information would be required to demonstrate
effective marketing and to emphasise the content of paragraph 22 of the
Framework, MM44 is needed.
117. The HEDNA identifies the key employment sites in the District that need to be
protected long term to ensure that economic objectives are met. These sites
are in sustainable locations so could be susceptible to pressure for
redevelopment. Policy EC4 provides additional protection for the sites. Two
employment sites in Darley Dale, Station Road/Old Road and the DFS
complex, logically form part of the built-up area so should be included in the
settlement boundary. However, in doing so they would be more vulnerable to
redevelopment for non-employment purposes. So they should be protected
by Policy EC4 and MM45 would achieve this. There is an overlap between
two of the sites protected at the Brookfield Industrial Estate, Tansley so the
smaller of these is deleted by MM45. These modifications ensure that the
policies are effective.
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Tourism and Farm Diversification
118. Policy EC8 supports tourism and culture, primarily related to the Peak District
visitor economy. Rural tourism is a key component of this economy.
However, the requirement within the policy that tourism development is in a
sustainable location and accessible by a variety of means of transport could
prevent many forms of tourism coming forward, for example small scale farm
diversification providing holiday accommodation. To ensure that the policy is
positive in this respect and consistent with Policy EC10 MM49 is required.
119. Farm diversification is supported by Policy EC10. The explanation to the policy
refers to the preference for conversion of existing buildings rather than new
build which is consistent with other parts of the Plan and national policy.
However, this is not translated into the policy itself. Therefore, MM50
introduces a criterion which reflects this preference and ensures that Policy
EC10 is consistent with national policy.
Conclusions on Issue 5
120. Taking into account the above, including the MMs proposed, the Plan meets
the development needs of business through its allocations and policies.
Issue 6 – Whether the policies of the Plan support the viability and vitality
of town centres
Retail Capacity
121. An assessment of retail capacity (CD24) published in 2015 indicated that there
was no capacity for additional convenience floorspace in the District taking into
account the permission for the Sainsbury’s extension in Matlock. However,
that scheme has not been implemented and national trends suggest that it
may not be taken up in the future. That said the occupancy of the former
Coop store in Matlock by M & S Simply Food is likely to absorb expenditure
growth in the convenience sector and have a positive impact on market share.
122. The 2015 study also suggested that there was little capacity for additional
comparison floorspace until 2030. Matlock and Ashbourne have a limited
market share due to the competition from higher order centres beyond the
District such as Sheffield, Chesterfield and Derby. It is unlikely that the
market share would increase significantly given trends towards the
consolidation of the comparison goods market. Therefore, allocations for retail
development are not justified. That said there are sites within the town
centres that would allow policy compliant retail development such as the land
between Bakewell Road and Imperial Road, Matlock which is identified by
Policy S8. Such opportunities would allow the shopping centres within the
District to sustain and possibly enhance their role.
Retail Impact Thresholds
123. Paragraph 26 of the NPPF points to the possibility of a locally set floorspace
threshold for impact assessments for out of centre town centre uses. The Plan
proposes through Policy EC6 a threshold of 300 sq m which is about 20% of
the default threshold in national policy. However, such a threshold would be
much larger than the average comparison unit in Matlock and Ashbourne
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(about 80 sq m) and above the size of most convenience units. Moreover,
only one out of centre proposal in the District in the last 4 years would have
required an impact assessment. The proposed 300 sq m threshold is
proportionate and justified.
124. However, Policy EC6 as drafted also includes a lower threshold of 200 sq m for
local centres. Moreover, some centres such as Matlock Bath (Small Town
Centre) and Cromford (District Centre) are not caught by the threshold. As a
result modifications (MM47) are required to the policy to simplify it and make
it effective by requiring that all town centre use proposals outside centres are
subject to the 300 sq m threshold.
Town Centre Policies
125. Policy EC6 does not provide the decision maker with the tools for dealing with
a town centre use outside a centre below 300 sq m. This deficiency would be
addressed by MM47 which would require developments involving town centre
uses to comply with a sequential approach to site selection and make the
policy consistent with national policy.
126. The Policies Maps defines primary shopping frontages for Matlock, Matlock
Bath, Ashbourne and Wirksworth. However, Policy EC7 which relates to the
protection of such frontages does not refer to Matlock Bath. This would be
rectified by MM48 which would make the policy effective. The policy seeks to
avoid concentrations of non-shopping uses but specific thresholds are not
proposed as the different centres have a range of characteristics. As worded
the policy allows flexibility and is justified.
Conclusions on Issue 6
127. Accordingly, subject to the MMs proposed, the policies of the Plan support the
viability and vitality of town centres.
Issue 7 – Whether the allocations will deliver the housing needed over the
Plan period in a manner which is consistent with other policies of the Plan
and the NPPF and that necessary infrastructure is provided alongside the
homes
128. The allocations have arisen from an assessment of sites through the SHELAA.
Sites have been screened out at Stage A due to strategic constraints such as
flood risk, international or national nature conservation sites or unsustainable
locations. At Stage B a more detailed assessment of sites has been
undertaken applying the criteria set out in Footnotes 11 and 12 of the NPPF
and advice in the PPG. The assessments were modified to ensure that
sufficient sites were identified to meet the OAN. This process has been
reviewed as part of the SA’s consideration of reasonable alternatives.
129. Concerns have been raised about some of the site assessments and the extent
to which constraints could be mitigated. However, although some of the sites
adjacent to settlements which were screened out at Stage A could potentially
have reached Stage B, it seems to me that the overall process has been
robust and properly considered all reasonable alternatives in seeking to arrive
at the allocations necessary to meet the OAN.
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Matlock
Development Strategy
130. Matlock is the largest town in the Derbyshire Dales, its administrative centre
and also the main office base for DCC. It has a healthy town centre serving
the surrounding areas. Public transport services link with other towns and
settlements and there are also bus routes within the town. The development
strategy (Policy S8) promotes the sustainable growth of the town with a range
of allocations, including some which seek to bring forward mixed-use
developments with some employment uses.
Gritstone Road (Policy DS4)
131. The 24 ha housing site at Gritstone Road is the largest greenfield allocation in
the District. It would represent an extension of the urban area up the valley
slopes to the north-east.
132. The site is predominantly a network of fields divided by stone walls and trees
sloping up to woodland. There are footpaths along its western and eastern
edges, the former leading into the woodland. The site is not only clearly
visible from these paths and housing to the south but also in longer distance
views from across the valleys.
133. The green fields are clearly valued locally. But the site is not protected by any
national or local landscape designation and is not a valued landscape in terms
of paragraph 109 of the NPPF. Although visible from the PDNP, the site does
not form part of the National Park’s immediate setting. The Landscape
Sensitivity Study (CD49) indicated that land in this area adjoining the urban
edge is of low sensitivity rising to medium and high sensitivity further up the
slopes. Housing development would significantly change the site’s character.
But developing up the northern slopes of the valley is one of the ways that
Matlock has expanded over the years, including in the Victorian and Edwardian
eras. Moreover, housing development would be kept to the south of the
aqueduct so maintaining an open landscape on the upper more sensitive
slopes towards the woodland.
134. The topography of the town would make walking or cycling from the town
centre to the site challenging. However, this is not a situation that is unique
to this site. Moreover, there is employment on Matlock Bank at the DCC
offices and the site is relatively close to part of the town’s secondary school
campus. It is intended that the site accommodate community facilities,
including a local centre, to allow local top-up shopping. However, this is not
made explicit by Policy DS4 so a modification is necessary in this regard to
make the policy effective (MM53).
135. There is a bus service that runs through the housing estates to the south and
further routes on Chesterfield Road. Discussions have taken place about
introducing a shuttle bus linking the site with the town centre. Use of existing
bus services is limited and changing residents’ behaviour so that they are less
reliant on the private car is a challenge. However, Policy DS4 includes a
requirement for a travel plan and consideration of public transport, cycling and
pedestrian routes. Policies HC18, HC19 and HC20 provide further support for
sustainable transport modes and managing travel demand.
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136. Some of the roads near to the site are congested at peak times. Cavendish
Road is narrowed to a single lane by parked cars. However, Policy DS4
includes a requirement to provide a link road through the site as part of a
phasing plan which will mean future residents (and indeed some existing
residents) will be able to avoid pinch points and access the area from
Chesterfield Road. Although traffic along the A632 can be heavy the junctions
from Wolds Road and Sandy Lane would appear to have the capacity to serve
the development. As currently worded Policy DS4 implies that the link road
would be developed west to east which would not secure the links to
Chesterfield Road early on in the development. Therefore, the policy needs to
make it clear that the link road would be provided from east (Gritstone Road)
to west (Pinewood Road) so that it is effective (MM53).
137. The provision of a surface water system designed to regulate run-off to
greenfield site rates and take into account the geology of the site would be
capable of reducing localised flooding incidents arising from ground water,
overland flows and springs. Engineering solutions would be available to
maintain the integrity of the water aqueduct where it would be crossed by
highways and other infrastructure. No ecological constraints have been
identified that could not be mitigated.
138. The viability of the site has been assessed as part of the Viability Study. The
prospective developers, a regional housebuilder, have been progressing
reports with the intention of submitting a hybrid planning application by the
end of 2017 which would include details of a first phase of 71 dwellings. It is
stated that delivery of this phase would be between 2018 and 2020 to be
followed by an anticipated build rate of about 55 dpa thereafter. No party has
disputed this rate of delivery which I consider to be reasonable.
139. In order to provide a range of sites within the District to meet OAN, allocation
of the Gritstone Road site through Policies HC2 and DS4 is justified.
Halldale Quarry (Policy DS5)
140. The 27 ha of land at Halldale Quarry is allocated for 220 dwellings and 2 ha of
employment. The site has an extant planning permission for 220 dwellings,
6400 sq m of B1 floorspace and 400 sq m of A3 floorspace. As part of this
submission some preliminary work was undertaken on rock face stability.
Additional geotechnical assessment will be needed to develop a remediation
strategy. Potential contamination will need to be assessed. In terms of the
mineral resource, the site has been inactive for many years and is considered
dormant. Despite the terms of Policy MP17 of the Derby and Derbyshire
Minerals Plan (DDMP) further mineral working would be unlikely to be
acceptable.
141. Notwithstanding these constraints and the failure of the site to come forward
over many years, the Viability Study indicates that the site is viable taking into
account improving market conditions. A report from the District Valuer
Service in 2016 on the planning application (EX/31) indicated that the scheme
would make a reasonable developer profit (17%) albeit without any affordable
housing provision or other significant contributions.
142. Even though relatively close to the built up area, the site is elevated from the
town and would be challenging to access by foot or cycle. However, there is
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the potential to extend the footway/cycleway further up Matlock Spa Road and
link into the White Peak Cycleway Loop. A Travel Plan would be required by
Policy DS5.
143. Other than Matlock Spa Road which is the main vehicular access to the site,
the road network serving the site is rural in nature and would not be suitable
for significant additional traffic movements. Measures to deter traffic from
using minor roads to the north through Oker and Snitterton are necessary so
that the policy is positively prepared and would be secured by MM54.
144. The site has some important landscape and ecological features which, if
retained, could enhance the development and site. An additional criterion
should be added to Policy DS5 to secure such mitigation and ensure
consistency with national policy (MM54).
145. The updated SHELAA indicates delivery of some 60 dwellings in the next 5
years with the majority of the remainder in Years 6-10. Although delivery of
this brownfield site will be challenging there are good reasons for its
allocation. It should be given the opportunity to contribute to meeting the
District’s OAN and providing employment floorspace. Allocation of Halldale
Quarry through Policies HC2, EC2 and DS5 is justified.
Cawdor Quarry (Policy DS9)
146. Policy DS9 seeks allocation of the 28 ha Cawdor Quarry site for a mixed use
development of 470 dwellings and 1 ha of employment land. This is another
brownfield site which has a protracted planning history. Parts of the wider site
have already been developed with the Sainsbury’s store and a small housing
scheme. An extant planning permission exists for 432 dwellings. A recent full
application has been submitted for an initial phase of 79 dwellings.
147. There are no safeguarded mineral resources but a need to stabilise rock faces
and deal with contamination. That said existing reports do not reveal any
insurmountable constraints. The Viability Study indicates that the site is
viable.
148. There is no evidence that additional land, such as that to the west of the
allocation near Snitterton, is necessary to ensure that the site comes forward.
Moreover, there appear to be overriding constraints on this land due to
proximity to the PDNP and heritage assets.
149. The site is relatively close to Matlock Town Centre. There is scope to improve
connectivity by cycle and pedestrian routes to the site and linking to facilities
such as the nearby White Peak Loop.
150. As with Halldale Quarry measures to deter traffic from using minor roads to
the north should be included within Policy DS9. The policy should also be
amended to prevent access to the site from the west where there is a
longstanding entrance to the Permanite Works. These changes would be
achieved by MM58 and ensure a positively prepared policy.
151. The site has ecological and geological assets and there are listed buildings at
Snitterton. The policy is to be amended to recognise these features and
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achieve consistency with national policy (MM58).
152. The updated SHELAA indicates delivery of some 90 dwellings in the next 5
years with Years 6-10 and 11-15 providing some 150 dwellings for each
period, equivalent to 30 dpa. These figures which are justified are more
cautious than those put forward by the landowners who envisage completion
of the site by 2025.
153. Although delivery of this brownfield site will be challenging there are good
reasons for its allocation. It should be given the opportunity to contribute to
meeting the District’s OAN and providing employment floorspace. Allocation of
Cawdor Quarry through Policies HC2, EC2 and DS9 is justified.
Other Allocations
154. There are additional smaller housing allocations at the former RBS, Old
Hackney Lane and Normanhurst Park which will, in combination with existing
commitments and windfalls, ensure a range of sites are available which would
be attractive to the market. The allocations in Old Hackney Lane relate well to
existing development and, with some highway improvements, are capable of
being accessed safely. The site to the west of Normanhurst Park, although of
some nature conservation value, is self-contained and relatively well-screened,
lying between existing housing and office development and the railway. The
allocated sites on the north-west edge of Matlock are not the most sensitive in
terms of preventing coalescence and will not materially erode the strategic gap
between Matlock and Darley Dale. There are no significant constraints to their
development.
Infrastructure
155. The Transport Evidence Base Report (CD34) identified capacity constraints at
two junctions in particular, Crown Square and Matlock Green. Queuing and
congestion would be exacerbated by the developments proposed in Matlock.
The scope to improve these junctions is limited by the constraints of their
configuration and the proximity of buildings. However, some modest physical
improvements to junctions may be possible to increase capacity and these
would be investigated when applications come forward for the strategic
allocations. That said, based on my experience, the congestion that I came
across in the town at peak times was not excessive and junctions appeared to
be operating satisfactorily. Moreover, people who are able will change their
route or the time or mode of their travel or not travel at all to avoid undue
congestion.
156. The allocation policies in the Plan require travel plans for each development
with further support for sustainable transport initiatives provided by Policies
S11 (Infrastructure) and HC19 (Accessibility and Transport). In order to
strengthen sustainable transport interventions in line with the NPPF, the policy
should make specific reference to travel demand measures (MM40). Although
the effect of such measures is likely to be limited, some modal shift is likely.
All in all the residual cumulative impacts of the allocations on the highway
network would not be severe.
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157. The approach within the Transport Report of using the high level advice within
the PPG as a starting point was appropriate. I note that the report also used
the Guidance on Transport Assessment produced by the Department of
Transport. It seems to me that the methodology has balanced planning and
highway considerations.
158. It will be necessary to extend primary schools in Matlock to meet the need for
additional places arising from the allocations. I understand that there is the
space to do so at two of the primary school sites. There is surplus capacity in
the secondary school serving the town, Highfields. Each strategic allocation
policy and Policy S11 require necessary developer contributions to education.
159. There may be a need to extend the doctors’ practices in Matlock but the North
DCCG also indicates that the move to a 7 day week will increase capacity by
25%. Again each strategic allocation policy and Policy S11 requires necessary
developer contributions to community and health care facilities.
Wirksworth
Development Strategy
160. Wirksworth is an attractive market town. Lead mining and quarrying were the
main industries and this has led to a legacy of redundant mines and quarries.
The town centre is compact and dominated by independent retailers and food
and drink outlets. The WNP did not allocate any sites, leaving it to the LP.
The development strategy (Policy S8) promotes the sustainable growth of the
town with two large allocations, including one at Middleton Road/Cromford
Road which seeks to bring forward a mixed-use development with some
employment use.
Middleton Road/Cromford Road (Policy DS6)
161. Policy DS6 seeks allocation of 9.5 ha of brownfield and greenfield land
between Middleton Road and Cromford Road for a mixed use development of
residential and employment. Recent discussions with the landowner and
indicative proposals show that the site has the capacity for about 150 homes
rather than the 126 dwellings identified in the original SHELAA. Policy DS6
requires modifying accordingly (MM55).
162. The site has ecological assets such as open mosaic habitats and is close to a
Local Wildlife Site and heritage assets, including the WHS. Although these
constraints and issues of contamination are not overriding, Policy DS6 needs
to recognise that the impacts should be assessed and mitigated and this
consistency with national policy would be achieved by MM55. The landscape
features on the site could be maintained by careful master planning. There
are various access options given the two road frontages and the possibility of
serving employment development off Ravenstor Road.
163. The site has been assessed as being viable in the Viability Study.
A planning application is currently being prepared and on that basis delivery is
likely to be primarily in the next 5 years as set out in a SOCG between the
Council and the landowner. Delivery of the site has not been disputed. The
phasing stipulation within Policy DS6 is necessary to ensure that the
employment development is brought forward.
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164. The allocation of the site for mixed use development through Policies HC2, EC2
and DS6 is justified.
Middlepeak Quarry (Policy DS7)
165. Middlepeak Quarry is allocated for primarily residential development through
Policy DS7. The 62 ha site would realise some 645 dwellings with provision in
the policy for community facilities. It would also make sense to include a
requirement for a local centre as shown on the indicative proposals as parts of
the development would be some distance from convenience shopping in the
town centre. The phasing stipulation within the policy should refer to the
provision of the local centre to ensure that it would be brought forward.
Changes are also needed to Policy DS7 to provide biodiversity mitigation and
compensation. These matters would be addressed by MM56 which would
ensure that the policy is positively prepared and consistent with national
policy.
166. The site comprises primarily the voids of two dormant quarries. There is a
need to stabilise quarry faces and assess contamination. Some blasting of
quarry faces and earthworks will be needed to create development platforms.
However, there is unlikely to be a requirement to take minerals off site in
accordance with Policy MP17 of the DDMP. Based on preliminary assessment
some 2 years are likely to be required for preparatory works.
167. Despite the upfront work required, the Viability Study considers that the site is
viable. In terms of when it will be delivered, the projected start date as set
out in the SOCG – 40 dwellings delivered by 2022 – is optimistic. Pushing
back delivery will not prejudice the 5 year housing supply as it stands.
Moreover, it would ensure that the development of the two allocations in
Wirksworth would not overlap and provide a consistent supply of homes which
the local housing market would be more likely to be able to absorb.
168. This is a particularly challenging site. However, the landowners have
demonstrated a commitment to bringing the site forward. The allocation of
the site for mixed use development through Policies HC2, EC2 and DS6 is
justified.
Infrastructure
169. The Transport Evidence Base Report did not identify any significant highway or
transport issues for Wirksworth arising from the allocations. Reference has
been made to the need for more town centre parking but no sites or funding
has been identified so it is not a matter that can be addressed specifically in
this LP albeit that Policy EC6 does support adequate parking facilities for town
centres.
170. The need for a new primary school for Wirksworth has been identified by DCC.
The existing two infant schools and one junior school are on different sites.
The infant schools do not have scope for expansion. The landowner of the two
allocations has suggested Middle Peak Quarry as a potential location. Others
consider that the Cromford Road site is better located in terms of accessibility.
However, a preferred site will not be chosen until consultation is undertaken.
Therefore, as things stand a specific allocation should not be made but Policies
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DS6 and DS7 should both recognise that the development will need to
contribute to a new school, by whatever means is necessary. This would be
made clear by MM55 and MM56. The Anthony Gell Secondary School would
not have sufficient capacity for the increased demand for school places
generated by the allocations so developer contributions to provide additional
space are likely to be required through Policies DS6, DS7 and S11.
171. With the move to 7 day working there are indications that the existing doctors’
surgery will have the capacity to accommodate the growth in the town. If this
is not the case each strategic allocation policy and Policy S11 require
necessary developer contributions to community and health care facilities.
Such contributions could also improve access to the surgery.
Darley Dale
Development Strategy
172. Darley Dale, as a Local Service Centre, has the ability to support some growth.
Additional homes and jobs would help to sustain and enhance the selfcontainment of the settlement. The development strategy (Policy S8)
promotes the sustainable growth of the settlement with two strategic housing
allocations.
Land to rear of former RBS (Policy DS2)
173. Some 4.5 ha of greenfield land to the rear of the former RBS premises is
allocated for 135 dwellings by Policy DS2. Although development would lead
to the loss of open land, it would not extend the built up area any further
towards Matlock and therefore would not erode the strategic gap. When
viewed from the A6 housing would be seen against a backdrop of industrial
buildings. The hillsides in the distance would be visible above the
development.
174. No significant constraints have been identified to its development. A corner of
the site lies within Flood Zone 3 but built development can avoid this area.
The criteria within Policy DS2 recognise the need to have regard to nearby
heritage assets. Delivery of housing is anticipated over the period 2018-2022
which there is no reason to dispute.
175. Planning permission has been secured on part of the allocation to meet the
need for a new medical centre for Darley Dale. Policy DS2 needs to be
amended to include this element and ensure that it is effective (MM52).
176. In order to provide a range of sites within the District to meet OAN, allocation
of the site through Policies HC2 and DS2 is justified.
Stancliffe Quarry (Policy DS3)
177. Stancliffe Quarry has an area of about 10 ha. Due to the wooded nature of
parts of the site and the limitations provided by the quarry faces the site is
likely to be only able to deliver around 100 homes in the void as set out in
Policy DS3. Development of the site would not be perceived as closing the
gap between Darley Dale and Northwood due to the screening effects of the
woodland and quarry faces.
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178. There are constraints affecting the site which would need to be assessed
including stablising the rock faces, particularly that adjacent to Stancliffe Hall,
contamination and wildlife habitat. Moreover, the sandstone is rare and some
further removal of material may be desirable. These issues are recognised by
the criteria within Policy DS3. However, subject to these matters being
addressed the site could provide an attractive location for relatively low
density housing.
179. There has been a recent change in ownership and a renewed interest in
developing the site. However, no technical assessments have been
undertaken and there are no indications as to how the site could be
developed. That said the Viability Study concludes that the site is viable.
180. In view of the constraints affecting the site and the lack of progress in
assessing these matters, the predictions of delivery within the updated
SHELAA, including 50 dwellings within the next 5 years, is unrealistic.
Therefore, all the delivery should be pushed back to later in the Plan period.
This will not prejudice the District’s 5 year housing supply as it stands.
181. This is a challenging site. However, the allocation of the site through Policies
HC2 and DS3 is justified.
Other Allocations
182. I have dealt with the housing allocations at Old Hackney Lane and
Normanhurst Park when considering Matlock due to their physical and
functional relationship with the town.
Infrastructure
183. Despite concerns about junctions onto the A6 a need for specific highway and
transport improvements has not been identified thus far. The settlement is
well served by regular buses along the A6.
184. The primary schools in Darley Dale are at capacity or over-subscribed.
However, there is space to extend the schools. Additional places would be
funded by contributions secured by Policies DS2, DS3 and S11. There is
surplus capacity in the secondary school serving the settlement, Highfields
School in Matlock.
185. Other than the new medical centre referred to above there are no health
service requirements.
Ashbourne
Development Strategy
186. Ashbourne is renowned as one of the finest Georgian towns in England with an
extensive conservation area covering its centre. It has a large rural hinterland
which relies on the town for services. However, there is also some outcommuting, particularly to Derby and Uttoxeter. The development strategy
(Policy S9) promotes the sustainable growth of the town with large mixed-use
allocations at the airfield and some smaller housing allocations as well as
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protecting and enhancing the unique character of the town and its vitality and
viability as a shopping centre.
Ashbourne Airfield (Policies DS1 and DS8)
187. About 90 ha of land is allocated by Policies DS1 and DS8 for mixed use
developments at Ashbourne Airfield (Phases 1 and 2). The overall site which
is in the form of a plateau is crossed by former runways, includes some
employment buildings but is predominantly grassland. The site is contiguous
with the built-up area of Ashbourne even though parts of it fall within rural
parishes adjacent to the town.
188. Outline planning permission has been granted for 367 dwellings, a link road,
community facilities and 8 ha of employment land on Phase 1. The allocation
through Policy DS1 generally reflects this mix of uses, albeit more flexibility is
required in relation to the type of employment uses (predominantly B1) so
that the policy is effective and this would be secured by MM51. The site area
for Phase 2 and Policies Maps showing Phases 1 and 2 need to be adjusted to
reflect the planning permission and phasing.
189. Phase 2 would provide over 1,000 dwellings and up to 8 ha of employment
land through Policy DS8. The provision of employment land is critical to the
strategy of the Plan so the policy includes a requirement for a detailed phasing
plan. Although discussions have been ongoing between the landowners and
the local high school about a vocational training centre, the outcome is not
certain. As a result community and educational facilities are included in the
masterplan part of the policy but not within the phasing requirement.
However, the policy should acknowledge the need for off-site highway works
taking into account congestion issues in the town. This change necessary so
that the policy is positively prepared would be achieved by MM57.
190. The site is some distance from the town centre. However, there is scope to
improve connectivity by routing buses via the link road and improving cycle
and pedestrian access. Moreover, it is anticipated that Phase 1 would include
a local centre and Phase 2 additional community facilities.
191. Based on the technical work undertaken thus far there do not appear to be
any significant constraints to development of the site. The presence of
military ordnance has already been investigated. Policies DS1 and DS8 both
include criteria requiring that issues such as contamination, flood risk, surface
water and ecology are assessed up front. The latter is significant given the
presence of the Bradley Wood Ancient Woodland and Wildlife Site adjacent to
the northern boundary.
192. The provision of the link road between the Ashbourne Airfield Industrial Estate
and the A52 is critical. Although the estate is the largest in the District it
suffers from poor access and environment. The link road would enhance the
existing industrial estate and provide the road infrastructure to serve new
employment development and housing. Full planning permission has been
given for the link road and Growth Deal funding obtained through the D2N2
LEP. An additional access may be required off the A52 to serve some of the
Phase 2 development.
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193. The Viability Study concludes that both phases are viable. Deliverability of the
overall development has been demonstrated by the progress on the link road
and Phase 1. Much of the work undertaken so far will inform preparations for
Phase 2. Delivery of some 140 dwellings from Phase 1 is envisaged in the
next 5 years. The SOCG for Phase 2 shows delivery at about 40 dpa from
2019/20 onwards rising to 80 dpa by 2028/29. Taking into account the size of
the site and the relative buoyancy of the Ashbourne housing market, the site
could accommodate three housebuilders so peak delivery of around 100 dpa is
considered reasonable. There is nothing before me to dispute this delivery.
194. The allocation of the sites for mixed use development at Ashbourne Airfield
through Policies HC2, EC2, DS1 and DS8 are justified.
Other allocations in Ashbourne
195. There are additional smaller housing allocations at Lathkill Drive, Mirage Hotel
and Cavendish Drive which will, in combination with existing commitments and
windfalls, ensure a range of sites are available which would be attractive to
the market. The extent of the allocation at Cavendish Drive recognises the
landscape sensitivity of the ridge and slope to the north by confining
development to the plateau. There are no significant constraints to their
development or delivery as demonstrated by the SOCGs.
Infrastructure
196. Traffic congestion in the centre of Ashbourne is significant, particularly during
peak periods. The junction of Sturston Road and Derby Road is the worst
affected. The allocations for the town will increase congestion unless
mitigation is introduced. A scheme to improve the capacity of the
aforementioned junction has been developed. Some funding has been
obtained through contributions from Ashbourne Airfield Phase 1. That said,
even with physical interventions congestion would still occur, although the
length of queues would be less.
197. Alongside engineering works there is scope for improved traffic management
in the town. DCC has already undertaken some work although the Ashbourne
Traffic Study was published 8 years ago. Traffic management should be
recognised as an important part of the strategy for Ashbourne through Policy
S9. Therefore, MM17 is necessary that the policy is effective and to ensure
the implementation of traffic management measures.
198. There is no preferred route or funding for a 2nd bypass for Ashbourne
(paragraph 102 refers). Therefore, whilst it would provide significant
environmental and transport benefits, the Plan cannot go further than the
support in principle provided by Policy S9.
199. Policies DS1 and DS8 require travel plans with further support for sustainable
transport initiatives provided by Policies S11 (Infrastructure) and the modified
HC19 (Accessibility and Transport) (MM40).
200. Taking all these matters into account residual cumulative impacts of
development on the highway network of Ashbourne would not be severe.
34
40

Derbyshire Dales Local Plan, Inspector’s Report November 2017

201. DCC plan to reorganise the infant and junior schools in Ashbourne into three
primary schools which would provide the additional capacity to serve the
allocations. The reorganisation would be carried out in phases funded by
existing and future contributions required by Policies DS1, DS8 and S11.
Concerns have been expressed about the approach being taken by DCC but
the specifics of education planning for the town are beyond the scope of this
examination. Ashbourne Secondary School (Queen Elizabeth’s Grammar
School) has limited surplus capacity. There is likely to be a requirement for
contributions towards secondary and further education provision over the Plan
period.
202. Health care is provided by Ashbourne Health Centre and St Oswald’s Hospital.
As things stand there are no plans to expand facilities. If circumstances
change each strategic allocation policy and Policy S11 require necessary
developer contributions to community and health care facilities.
Rural Parishes
Development Strategy
203. Beyond the market towns and the Darley Dale corridor are a network of rural
villages and hamlets. The strategy promoted by Policy S10 is to allocate a
range of housing sites in some of the larger more accessible villages and seek
the delivery of affordable housing. The policy also seeks to protect the
identity of settlements, encourage local employment opportunities and support
enhancements to local services. Policy S10 needs to be amended so that it
refers to supporting housing development on sustainable sites so that it is
positively prepared and consistent with Policies S8 and S9 (MM18).
Allocations
204. There are some thirteen housing allocations proposed by Policy HC2 across
five villages. The majority of the sites now have planning permissions
suggesting that there are no overriding constraints or major obstacles to
delivery. This position is further supported by SOCG for all but one site.
Indeed delivery on all the allocated sites is envisaged to be within the next 5
years reflecting the attraction of these predominantly greenfield sites to the
market.
205. Of those sites without permission, the allocation in Middleton (HC2(v)) is
adjacent to an attractive new housing development and would provide a
logical extension to it. Land at Marston Lane, Doveridge (HC2(o)) is a discrete
parcel of land inside the A50 village bypass well-related to existing and
proposed development. The site at Whitelea Nursery (HC2(y)) would involve
the redevelopment of a nursery which is at the extremity of the village but
close to the pub and not far from the primary school. Although the road
through the village narrows in places, access is satisfactory.
206. The allocation of the housing sites in the villages through Policy HC2 is
justified.
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Infrastructure
207. No specific highway and transport infrastructure projects for the villages have
been identified at this stage. The need for localised schemes of highway
improvement or traffic management may arise based on an assessment of the
impact of particular developments, either individually or cumulatively, and
these could be secured through Policies S11, HC19 and HC20.
208. Most of the primary schools within the rural area will require additional places
to serve the new developments. These can be funded by contributions
supported by Policy S11. I have not been made aware of any impediments to
schools expanding. The secondary school in Matlock which serves Tansley has
spare capacity. The secondary school in Ashbourne which serves Brailsford,
Doveridge and Hulland Ward has limited capacity so developer contributions
may be necessary. Capacity issues at the Anthony Gell Secondary School,
Wirksworth which serves Middleton may arise later in the Plan period.
209. There are issues with surgery capacity in Brailsford/Hulland Ward and at
Sudbury which serves Doveridge and some contributions under Section 106 of
the Planning Acts (S106) have been secured. Until such time as the South
DCCG and East Staffs CCG produce their estate strategies precise
requirements are not clear. Policy S11 can require necessary developer
contributions to health care provision.
Conclusions on Issue 7
210. In conclusion and subject to the MMs set out above, the allocations will deliver
the housing needed over the Plan period in a manner which is consistent with
other policies of the Plan and the NPPF and that necessary infrastructure will
be provided alongside the homes.
Issue 8 – Whether the settlement boundaries and Policy PD10 are justified
having regard to the need to balance development requirements against
environmental constraints and recognition of the intrinsic character and
beauty of the countryside
Settlement Boundaries
211. Paragraph 4.23 of the Plan, as a precursor to Policy S4, explains the purpose
of settlement boundaries. Generally the boundaries follow the extent of a
settlement’s existing or proposed built-up area. Additional criteria seek to
refine the approach and these include having regard to existing commitments,
allocations and clearly defined physical boundaries. Based on the evidence
before me and from what I saw on my site visits the settlement boundaries
generally follow the criteria. However, there are some exceptions which I deal
with below.
212. At the north-west end of Matlock allocations at Old Hackney Lane and
Normanhurst Park contiguous with the built-up area are excluded from the
settlement boundary. The extension of the settlement limits to encompass
these allocations and adjacent developed land around the Whitworth Hospital,
Normanhurst Park and St Elphin’s Park Retirement Village would ensure that
the boundary reflected the criteria and may provide opportunities for
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additional windfall development in a relatively sustainable location. At the
same time open land critical to the strategic gap would not be eroded. MM5
achieves this objective.
213. At Darley Dale the inclusion of industrial/commercial developments to the
south-west of the railway (Station Road/Old Road) and at DFS and the historic
cluster of development around Churchtown would also reflect the criteria and
would not prejudice the strategic gap (MM6).
214. The secondary school and two areas of playing fields at Wirksworth relate well
to the fabric of the settlement being within the line of the railway which
generally marks the eastern boundary of the settlement. MM8 would include
them.
215. At Northwood a small parcel of detached garden land central to the village is
excluded. There is no logic to this so MM7 includes it within the boundary.
216. The above modifications (MM5-8) are necessary to ensure that the Plan is
justified.
A6 corridor (Policy PD10)
217. Recent developments along the A6 have led to a degree of coalescence
between the settlements of Matlock and Darley Dale despite a long standing
policy to maintain a gap. Permission granted in February 2016 for specialist
housing opposite the Whitworth Hospital will further erode open space along
the A6, should it be implemented. However, there remain important areas of
open land to the north-west of the retirement village and Normanhurst Park
and to the south-west of the A6 which maintain a gap between the
settlements and preserve views from the A6 across the Derwent Valley
towards the PDNP and views out from, and the setting of, the National Park.
The perception of open land is particularly noticeable travelling along the A6.
218. The Landscape Sensitivity Study indicated that significant areas of land
between Matlock and Darley Dale were of high landscape sensitivity, including
some parcels which were already developed. However, drilling down from this
broad brush District wide assessment, the Council has highlighted areas which
were critical to maintaining a gap and preserving views. This resulted in
Policy PD10 and its spatial expression in the Policies Map. Although there
would be benefits in developing some of the identified sites due to their
proximity to services, these would be outweighed by the environmental harm.
Based on the evidence and my visits to the area I consider that Policy PD10 is
justified. That said the extent of the areas protected should be modified in
two ways.
219. Firstly, some open areas on the Policies Map do not support the objectives of
the policy - to safeguard open spaces between, and prevent coalescence of,
the settlements. In particular land at Whitworth Park and to the north of
Darley Dale should not be identified.
220. As a result land at Whitworth Park which lies within the settlement boundary
would not have any specific policy protection through the Plan. However,
some of the land lies within a registered historic park and garden, the site is
within the setting of a listed building, the Whitworth Centre, and an avenue of
37
43

Derbyshire Dales Local Plan, Inspector’s Report November 2017

protected trees crosses its upper part. As such Policies PD2 (Historic
Environment) and PD6 (Trees) would provide the controls necessary to
prevent unacceptable development. In terms of the land to the north of
Darley Dale Policy S5 will provide safeguards, particularly the criterion relating
to not undermining the undeveloped character between settlements.
221. Secondly, land to the north and east of the retirement village and between
Greenaway Lane and Two Dales should be safeguarded to prevent
coalescence between Upper Hackney and Darley Dale, to preserve the
landscape setting of the settlements and maintain views across the valley
towards the PDNP. The Council’s reassessment of the extent of the
application of Policy PD10 in this area appears to me to be appropriate.
222. MM26 amends the geographic illustration of Policy PD10 accordingly. The
Policies Map will need to be amended so that the policy is effective. MM4
emphasises the importance of safeguarding the quality of the A6 corridor.
Conclusions on Issue 8
223. For these reasons and subject to the MMs set out above the settlement
boundaries and Policy PD10 are justified having regard to the need to balance
development requirements against environmental constraints and recognition
of the intrinsic character and beauty of the countryside.
Issue 9 – Whether the generic policies of the Plan are positively prepared,
effective and consistent with national policy
Policies protecting the character of Derbyshire Dales
224. Policies PD1 to PD9 deal with issues of design and protection of the historic
and natural environment. They are under the umbrella of the strategic
objectives of the Plan that seek to protect the character of Derbyshire Dales.
An important objective is omitted from the submitted Plan, that of protecting
the setting of the PDNP. This would be rectified by MM1 which ensures
consistency with national policy.
225. The Council’s approach to design is set out in Policy PD1. The policy as
framed does not make it clear that high quality design should be sought for all
developments in accordance with one of the core planning principles of the
NPPF. There are also elements of duplication in some of the criteria. In order
to ensure that Policy PD1 provides a clear framework for the decision maker
MM19 is needed.
226. In setting out the Council’s approach to the historic environment
Policy PD2 seeks to incorporate elements of national policy from Chapter 12 of
the NPPF in both the explanation to the policy and the policy itself. In order to
ensure consistency with national policy but not repetition of it, elements of
Policy PD2 should be stripped out. In terms of heritage assets at risk the
policy needs strengthening so that the Council take positive action not just
encouragement in accordance with paragraph 126 of the NPPF. The policy
includes onerous requirements relating to changes of use and development in
conservation areas. The relevant criteria should be modified so that they are
consistent with national policy. MM20 would achieve these changes.
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227. Paragraph 113 of the NPPF makes it clear that the criteria based policies for
wildlife sites should draw a distinction between the hierarchy of international,
national and locally designated sites. As submitted Policy PD3 (Natural
Environment) does not distinguish sufficiently between international and
national sites. This would be rectified by the inclusion of ‘normally’ within the
criterion relating to Sites of Special Scientific Interest as set out in MM21.
228. Policy PD5 (Landscape) requires that development proposals ‘protect and
enhance’ the landscape generally. This is more far reaching than the NPPF
which at paragraphs 109 and 115 seeks protection and enhancement of valued
and designated landscapes but otherwise anticipates that the intrinsic
character and beauty of the countryside will be recognised rather than
protected for its own sake. Modifications to Policy PD5 are required to achieve
consistency with national policy (MM22).
229. Ancient woodland/veteran trees and other trees and woodlands are given
similar levels of protection by Policy PD6 (Trees and Hedgerows). In order to
provide a distinction as in paragraph 118 of the NPPF but still recognise the
importance of indigenous trees, hedgerows and woodland, modifications are
necessary to the policy (MM23). These changes would ensure that retention
of trees, hedgerows and woodland of value is sought within developments but
that any loss is only contemplated when suitable replacement planting is put
forward.
230. Policy PD7 responds to climate change and sets out a range of criteria which
seek to mitigate the effects of global warming. Renewable energy is a key
component of the strategy and is supported provided installations do not have
a significant adverse impact. In relation to landscape impact the policy sets a
high bar in requiring that renewable energy does not have an adverse impact.
A revision is needed to reflect a need to minimise adverse impacts. The
criterion relating to flood risk is unnecessary as it duplicates Policy PD8. The
explanation to the policy refers to seeking a very good BREEAM standard in
commercial developments. The policy itself should reflect this. The changes
proposed to Policy PD7 by MM24 are required to ensure that the policy is
positively prepared and consistent with national policy.
231. Policy PD8 (Flood Risk) as submitted included overly-prescriptive criteria
relating to matters such as grey water recycling and culverts and involves
repetition in relation to surface water measures. In order to ensure that it is
effective and clear to the decision maker MM25 is necessary.
Other Policies
232. In dealing with the sub-division of dwellings Policy HC9 highlights the impact
on neighbouring residents whereas the adequacy of the living environment for
future residents is a more pertinent consideration. The relevant criterion
needs to be amended to refer to privacy, natural light and outlook for the units
resulting from the conversion and this change necessary for the effectiveness
of the policy would be achieved by MM34.
233. Policy HC15 seeks to maintain and improve community facilities. The need to
offer the facility to the local community at a realistic price provides a further
safeguard and would not place a significant additional burden on the owner
beyond the requirement of the policy for marketing. I consider that the policy
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is broadly consistent with the contents of paragraph 70 of the NPPF and the
need to guard against the unnecessary loss of valued facilities. That said care
homes do not fall naturally into the category of community facilities and would
not be suitable for operation by the local community. As such the specific
reference to them within the policy should be deleted (MM38) so that it is
justified.
Conclusions on Issue 9
234. I conclude that, subject to the MMs proposed, the generic policies of the Plan
are positively prepared, effective and consistent with national policy.
Issue 10 – Whether necessary infrastructure, including open space, is
likely to be delivered
Infrastructure
235. The provision of infrastructure in a timely fashion to support development is
required by Policy S11. The policy refers to a range of requirements including
health, education, transport, waste water and open space. Policy HC19
provides further support for transport and accessibility improvements. The
provision of infrastructure will be secured by conditions or obligations. The
implications of Policy S11 for viability have been assessed through the
modelling contained within the Viability Study. The policy, in referring to
necessary infrastructure and taking into account development viability, is
consistent with the NPPF.
236. Some proposed allocations have already obtained planning permission. It was
for the Council to decide what infrastructure or contributions needed to be
secured, taking into account existing and emerging development plan
documents, national policy and guidance, site specific circumstances and
viability considerations.
237. The IDP sets out the key elements of infrastructure that need to be delivered.
The intention is to review the IDP regularly to ensure that infrastructure
requirements are up to date and can be delivered to allow development to go
ahead.
238. The Council intend to introduce a Community Infrastructure Levy (CIL)
Charging Schedule. It is likely to be adopted in 2018. Until that time the
Council is satisfied that contributions to infrastructure are unlikely to be
caught by the pooling restrictions contained with the CIL Regulations.
239. It is envisaged that CIL will contribute to funding key infrastructure
requirements over the Plan period such as junction/highway capacity and
traffic management improvements in Matlock and Ashbourne; a 2nd Ashbourne
by-pass; additional primary school capacity, particularly in Ashbourne and
Wirksworth; and green infrastructure improvements on DCC Countryside Sites.
240. The role of the AMR in making transparent the progress on delivery of IDP
projects, S106 contributions and CIL funding would be achieved by MM59.
Such a change would demonstrate that the Plan is being effective in delivering
infrastructure.
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Open Space
241. Policy HC14 seeks to protect, maintain and enhance open space and outdoor
recreation. Open space requirements are set out in Table 6 in the explanation
to the policy. However, it is not clear from Policy HC14 that developments will
need to provide open space, play areas and playing fields in accordance with
these standards. As a result MM37 is needed to amend the policy and
supporting text to ensure that residential developments should contribute to
open space in accordance with Table 6. The modification would also explain
the meaning of qualifying developments, those of 11 dwellings or more.
242. Policy HC17 deals with promoting and protecting sport, leisure and recreation
facilities. To ensure consistency with paragraph 74 of the NPPF the policy
should refer to the possibility that development for an alternative form of
sports or recreation provision could be a reason to permit loss of an existing
facility. This change would be secured by MM39.
Conclusions on Issue 10
243. Taking into account the above, including the MMs proposed, necessary
infrastructure, including open space, is likely to be delivered.

Public Sector Equality
244. In arriving at my conclusions on the above issues I have had regard to the
Public Sector Equality Duty contained in the Equality Act 2010 and the
Council’s Equality Impact Assessment (CD14). In particular in relation to the
protected characteristics of older people, gypsies and travellers and those with
disabilities, the housing policies considered under Issue 4 will have a positive
equality impact.

Assessment of Legal Compliance
245. My examination of the compliance of the Plan with the legal requirements is
summarised in the table below. I conclude that the Plan meets them all.
LEGAL REQUIREMENTS
Local Development
Scheme (LDS)

Statement of Community
Involvement (SCI) and
relevant regulations
Sustainability Appraisal
(SA)
Habitats Regulations
Assessment (HRA)

Although there has been some slippage during the
examination for reasons beyond the Council’s
control, the LP has been prepared broadly in
accordance with the Council’s updated LDS of
December 2016 which envisages adoption in 2017.
The SCI was adopted in March 2016. Consultation
on the LP and the MMs has complied with its
requirements.
SA has been carried out on the submitted Plan and
MMs and is adequate.
The HRA in the form of the Habitats Regulations
Report dated December 2016 concluded that the LP
will not result in any likely significant effects on
European sites alone or in combination with other
plans or projects. Natural England concurs with this
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National Policy
2004 Act (as amended)
and LP Regulations.

conclusion. This position has not changed with the
MMs.
The LP complies with national policy except where
indicated and MMs are recommended.
The LP complies with the Act and the LP Regulations.

Overall Conclusion and Recommendation
246. The Plan has a number of deficiencies in respect of soundness for the reasons
set out above, which mean that I recommend non-adoption of it as submitted,
in accordance with Section 20(7A) of the 2004 Act. These deficiencies have
been explored in the main issues set out above.
247. The Council has requested that I recommend MMs to make the Plan sound and
capable of adoption. I conclude that with the recommended MMs set out in
the Appendix the Derbyshire Dales Local Plan satisfies the requirements of
Section 20(5) of the 2004 Act and meets the criteria for soundness in the
NPPF.

Mark Dakeyne
INSPECTOR
This report is accompanied by an Appendix containing the Main Modifications.
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Appendix 2

Examination into the Derbyshire Dales Local Plan
SCHEDULE OF MAIN MODIFICATIONS
October 2017
This schedule includes all ‘Main Modifications’ to the Derbyshire Dales Pre-Submission
Draft Local Plan (August 2016)
The modifications are expressed either in the conventional form of strikethrough for
deletions and underlining for additions of text, or by specifying the modification in
words in italics. The page numbers and paragraph numbering refer to the Derbyshire
Dales Pre-Submission Draft Local Plan (August 2016).
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Ref.

Page

Policy /
Paragraph

Main Modification

CHAPTER THREE : SPATIAL VISION, AIMS AND OBJECTIVES
MM1

25

Strategic
Objectives

Insert new strategic objective as follows:
SO5a: To protect the setting of the Peak District National Park

CHAPTER FOUR : THE SPATIAL STRATEGY
MM2

32

S1

Delete Policy.
POLICY S1: Presumption in Favour of Sustainable Development
When considering development proposals the Council will take a
positive approach that reflects the presumption in favour of
sustainable development contained in the National Planning Policy
Framework. It will always work proactively with applicants jointly to
find solutions which mean that proposals can be approved wherever
possible, and to secure development that improves the economic,
social and environmental conditions in the area.
Planning applications that accord with the policies in this Local Plan
(and, where relevant, with polices in neighbourhood plans) will be
approved without delay, unless material considerations indicate
otherwise.
Where there are no policies relevant to the application or relevant
policies are out of date at the time of making the decision then the
Council will grant permission unless material considerations indicate
otherwise – taking into account whether:
• Any adverse impacts of granting permission would significantly
and demonstrably outweigh the benefits, when assessed
against the policies in the National Planning Policy Framework
taken as a whole; or
• Specific policies in that Framework indicate that development
should be restricted.

MM3

33

S2

Amend the policy to read as follows:
Policy S2: Sustainable Development Principles
All developments should seek to ensure that they make a positive
contribution towards the achievement of sustainable development by
improving the economic, environmental and social conditions of the
area wherever possible.
This will be achieved by:
•

Meeting most development needs within or adjacent to
existing communities having regard to the defined settlement
hierarchy (Policy S3);
2
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Ref.

Page

Policy /
Paragraph

Main Modification

CHAPTER FOUR : THE SPATIAL STRATEGY (cont’d)
MM3

(cont’d)

33

S2

•

•

•

•
•

•

•

•

•

Making efficient and effective use of land, particularly land
which has been previously developed, (including the
remediation of contaminated land and addressing land
instability issues), buildings and existing infrastructure (Policy
PD9);
Making efficient use of land by optimising the use of sites
whilst also reflecting the character, accessibility and
infrastructure capacity of the area; ensuring that the density
of development is appropriate (and informed by the
surrounding environment);
Conserving and where possible enhancing the distinct Peak
District character, the natural landscape and historic
environment townscape, including the setting of settlements
both within the plan area and its surrounding areas including
the Peak District National Park (Policies S4, S5, PD1, PD2, PD5
and EC8);
Providing for a mix of types and tenures of quality homes to
meet the needs and aspirations of existing and future
residents in sustainable locations (Policy HC11);
Supporting the local economy and businesses by providing for
a range of economic developments that provide employment
opportunities suitable for local people in environmentally,
socially and economically sustainable locations and generally
encourage larger developments to incorporate mixed uses
where possible to do so as to reduce the need to
travel (Policies EC1, EC2, EC3, EC4 and EC5);
Minimising the need to travel by promoting development in
locations where there is access to a broad range of jobs,
services and facilities which are accessible by foot, cycle or
public transport with reduced reliance on the private
car (Policy HC19);
Minimising Avoid the risk of damage to areas of importance
for nature conservation and/ or landscape value, both directly
and indirectly and where avoidance is not possible ensuring
that there is suitable mitigation for a net gain in biodiversity
and the creation of ecological networks to address any
adverse effects (Policy PD3);
Encouraging the protection and prudent use of natural
resources including water, by promoting water efficiency,
water conservation, pollution prevention and minimising
waste and increasing recycling Policy PD7);
Seeking to secure developments which provide a high
standard of amenity for all existing and future occupants of
3
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Ref.

Page

Policy /
Paragraph

Main Modification

CHAPTER FOUR : THE SPATIAL STRATEGY (cont’d)
MM3

(cont’d)

33

S2

•
•

•

•
•

•
•

land and buildings, ensuring communities have a healthy, safe
and attractive living environment and the risks from pollution
and other potential hazards are minimised and where
appropriate mitigated (Policy HC11);
Seeking to secure high quality, locally distinctive and inclusive
design and layout in all development (Policy PD1);
Taking into account the impacts of climate change by following
a sequential approach to flood risk that seeks to direct
development away from areas at highest risk, but where
development is necessary, making it safe without increasing
flood risk elsewhere (Policy PD7);
Giving priority to the use of Sustainable Drainage Systems to
limit surface water run-off, provide local amenity value, and
improve and protect the District’s water quality and
groundwater
resources
from
potentially
polluting
development in line with the objectives of the Water
Framework Directive (Policy PD8);
Ensuring that development does not have an adverse effect on
the integrity of European Sites (Policy PD3);
Maintaining and where possible enhancing accessibility to a
good range of services and facilities, and not putting an
unreasonable burden on existing infrastructure and services
(Policy S3);
Ensuring that development proposals do not prejudice the
development potential of an adjacent site or larger area in a
comprehensive manner.
Encouraging development proposals to protect, conserve and
promote the enhancement of ecological sites, blue and green
infrastructure and achieve a net increase in biodiversity overall
(Policy PD3).

In order to enable required development to take place, in some cases
mitigation measures will be needed to address the impacts of new
development on existing infrastructure and on nearby sensitive areas.

MM4

35

4.15

Amend paragraph as follows:
The strategic approach to development across the plan area will be
to:
• Safeguard the sensitive boundaries of the National Park.
4
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Page

Policy /
Paragraph

Main Modification

CHAPTER FOUR : THE SPATIAL STRATEGY (cont’d)
MM4

(cont’d)

35

4.15

• Concentrate development on the Market Towns – focus as much
development as is feasible on previously developed sites.
• Maintaining the role of Darley Dale as a local service centre whilst
safeguarding the intrinsic character and quality of the A6 corridor.
• Provide modest development within the larger villages, of an
appropriate scale, where opportunities exist to contribute towards
the overall requirements.
• Encourage housing of an appropriate scale in the smaller villages
where there is limited access to services and facilities.

35

4.19

Amend paragraph as follows:
Twelve villages are identified as Accessible Settlements
with Limited Some Facilities. These villages are the most sustainable
villages in the rural areas which generally have a good local social
infrastructure, some local employment opportunities and good
accessibility to the towns and larger centres. These villages also have
an important role in terms of serving and supporting their immediate
surrounding rural areas and smaller villages. The spatial strategy
focuses the bulk of the rural development in these settlements and
seeks to ensure that they are sustained and promoted as service
centres. These settlements will be defined by a Settlement
Development Boundary within which development of an appropriate
scale and nature will be allowed. There is a significant range in terms
of the size, and services and facilities available to villages in this
category. As such the scale of new development in any of these
villages will generally be relative to their current size and
infrastructure.

36

4.21

Amend paragraph as follows:
Ten Villages are identified as Infill and Consolidation Villages where
the provision of services and facilities is extremely limited. Whilst new
development is unlikely to add to the overall viability of the limited
amount of services and facilities in these locations, the provision of a
small amount of development within the physical confines of the
settlement (where this is limited to infill and consolidation of the
existing built framework), and in appropriate circumstances, on the
edge of the village or where there are opportunities for the
redevelopment of brownfield sites on the edge of settlements which
will result in a positive environmental improvement will be permitted.
This should help to safeguard their vitality at least in the short to
medium term.
5
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Main Modification

CHAPTER FOUR : THE SPATIAL STRATEGY (cont’d)
MM4

(cont’d)

36

S3

Amend the policy to read as follows:
POLICY S3: Settlement Hierarchy
Proposals for new development will be directed towards the most
sustainable locations in accordance with the following settlement
hierarchy. This will ensure that development reduces the need to
travel and promotes sustainable communities based on the services
and facilities that are available in each settlement. The use of
previously developed land and buildings will be encouraged.
Market Towns – First Tier:
Matlock, Ashbourne and Wirksworth
These are the District’s main towns. They are the primary focus for
growth and development to safeguard and enhance their strategic
roles as employment and service centres. They will continue to
provide significant levels of jobs and homes, together with supporting
community facilities and infrastructure to meet their economic
potential in the most sustainable way, consistent with maintaining or
enhancing key environmental attributes.
Local Service Centre – Second Tier:
Darley Dale
Darley Dale is an amalgam of smaller settlements which has the ability
to support sustainable patterns of living in the District because of the
current levels of facilities, services and employment opportunities
that are available. It has the ability to provide for additional jobs and
homes in order to help sustain and, where necessary, enhance
current services and facilities, promoting better levels of selfcontainment and a viable, sustainable community.
Accessible Settlements with Limited Some Facilities Third Tier:
Brailsford, Clifton, Cromford, Darley Bridge, Doveridge, Hulland
Ward, Matlock Bath, Middleton, Northwood, Rowsley, Sudbury and
Tansley.
These villages possess a limited level of some facilities and services
that, together with improved local employment, provide the best
opportunities outside the first and second tier settlements for greater
self-containment. They will provide for reduced levels of development
in comparison to higher order settlements in order to safeguard and
6
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Settlement boundaries for First, Second and Third Tier settlements
are defined on the Policies Maps. New development should be
focused within the settlement boundaries of these settlements in
accordance with their scale, role and function unless otherwise
indicated in the Local Plan.
Accessible Settlements with Minimal Facilities – Fourth Tier:
Bonsall, Brassington, Carsington, Kniveton, Kirk Ireton, Marston
Montgomery
Accessible Settlements with minimal facilities are defined as
settlements with a very limited range of employment, services and
facilities. Small villages have a low level of services and facilities and
few employment opportunities. Development will therefore be
limited to that needed to help maintain existing services and facilities
and to meet the housing needs of the settlement. In all cases,
development should be commensurate with the scale and function of
the settlement, can be accommodated through infill and
consolidation of the existing built framework of the settlement or is
well related to the existing pattern of development and surrounding
land uses; would not lead to prominent intrusion into the countryside;
or constitutes exception sites affordable housing (Policy HC5).
Infill and Consolidation Villages – Fifth Tier:
Bradley, Ednaston, Hognaston, Hollington, Longford, Osmaston,
Roston, Shirley, Yeaveley, Wyaston.
These remaining settlements have a lack of basic facilities to meet day
to day requirements. However, there could be scope for very limited
development within the physical confines of the settlement where
this is limited to infill and consolidation of the existing built
framework; or where there are opportunities for the redevelopment
of brownfield sites on the edge of settlements which will result in a
positive environmental improvement; or where development
constitutes exception sites for affordable housing (Policy HC5).
Other Rural Areas
All other areas, including those villages, hamlets and isolated groups
of buildings where nearly all services and facilities must be accessed in
higher order settlements are for the purposes of this plan, considered
as ‘countryside’. In these locations, development will be strictly
limited to that which has an essential need to be located in the
7
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Development in Fourth and Fifth Tier settlements will be permitted
provided that it can be accommodated through infill and
consolidation of the existing built framework of the settlement; or is
well related to the existing pattern of development and surrounding
land uses; is of an appropriate scale for the settlement and would not
lead to prominent intrusion into the countryside; or constitutes
exception sites affordable housing (Policy HC5).

MM5

Policies
Map

S3

Revisions to Matlock settlement development boundary as per Policies
Map Modification PM8

MM6

Policies
Map

S3

Revisions to Darley Dale settlement development boundary as per
Policies Map Modification PM7

MM7

Policies
Map

S3

Revisions to Northwood settlement development boundary as per
Policies Map Modification PM9

MM8

Policies
Map

S3

Revisions to Wirksworth settlement development boundary as per
Policies Map Modification PM10

MM9

38

4.23

Amend paragraph as follows:

(cont’d)

Settlement development boundaries have been identified in the plan.
The boundaries seek to define the physical extent of those
settlements which are considered to be the most appropriate and
sustainable, given the scale of growth envisaged. A settlement
development boundary defines the extent of a settlement’s existing
or proposed built-up area, and is a tool that is used to direct the
application of policies within this local plan. Settlement development
boundaries in this local plan. The boundaries have been drawn in
order to encompass the built up area of each of the settlements
within Tiers 1, 2 and 3 of the Settlement Hierarchy as these are the
focus for the majority of planned growth up to 2033, and any
additional development in these towns and villages should be
concentrated within their built up areas. The purpose of defined
settlement boundaries is, however, not to limit the total supply of
land for development, but to assist in directing built development
towards the most suitable and sustainable locations across the
District with respect to the settlement hierarchy and to define the
intended relationship between settlements and countryside beyond.
The following criteria have been used to define the extent of the
settlement development boundaries where appropriate:
8
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S4

Delete the existing policy and replace as follows:
Policy S4: Development Within Defined Settlement Boundaries
Within the defined settlement development boundaries (Policy S3),
planning permission will be granted for development where :
a) the proposed development is of a scale, density, layout and
design that is compatible with the character, appearance and
amenity of the part of the settlement in which it would be
located;
b) it does not adversely affect the purposes of the Peak District
National Park or is harmful to its valued characteristics;
c) it protects the Outstanding Universal Value of the Derwent Valley
Mills World Heritage Site and its buffer zone;
d) the proposed development retains any existing buildings that
make a positive contribution to the character and appearance of
the settlement;
e) the access would be safe and the highway network can
satisfactorily accommodate traffic generated by the development
or can be improved as part of the development;
f) it would have a layout, access and parking provision appropriate
to the proposed use, site and its surroundings;
g) it does not conflict with any other relevant policy of this Local
Plan.

MM10

40

S5

Delete the existing policy and replace as follows:
POLICY S5: Development in the Countryside
Outside defined settlement development boundaries, and sites
allocated for development as defined on the Policies Map, the District
Council will seek to ensure that new development protects and where
possible, enhances the landscape’s intrinsic character and
distinctiveness, including the character, appearance and integrity of
the historic and cultural environment and the setting of the Peak
District National Park whilst also facilitating sustainable rural
community needs, tourism and economic development. Planning
permission will be granted for development where:
a) It comprises the redevelopment of a previously developed
and/or conversion or extension of existing buildings
employment use provided it is appropriate to its location
does not have an adverse impact on the character
appearance of the rural area;
9
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40

S5

b) It represents the sustainable growth of tourism or other rural
based enterprises in sustainable locations where identified needs
are not met by existing facilities;
c) It comprises rural employment development including home
working, commercial enterprises and live-work units;
d) It comprises equestrian development where it does not have an
adverse impact upon the character of the area;
e) It involves development associated with sport and recreational
uses in accessible locations and least environmentally sensitive
locations;
f) It comprises proposals for agriculture and related development
which helps sustain existing agricultural and other rural based
enterprises, including small scale farm shops selling local
produce, complementary farm diversification and new
agricultural buildings that maintain the landscape quality and
character of the countryside;
g) It comprises proposals for the replacement of a nonresidential/non-agricultural buildings with a more sustainable
and appropriate non-residential alternative;
h) It comprises proposals for enabling development that is required
in order to maintain a heritage asset;
i) It comprises the following forms of new residential development:
• Housing in fourth and fifth tier villages in accordance with
Local Plan Policy S3
• A single replacement dwelling in accordance with Local
Plan Policy HC7.
• Affordable housing in accordance with Local Plan Policy
HC4.
• Extensions to existing dwellings in accordance with Local
Plan Policy HC10.
• A Gypsy and Traveller site in accordance with Local Plan
Policy HC6.
• Housing to meet the essential requirements of agriculture,
forestry or other rural based enterprise in accordance with
Local Plan Policy HC13.
• Conversion and re-use of Buildings in accordance with
Local Plan Policy HC8
• Development on non-allocated sites on the edge of
defined settlement development boundaries of first,
second and third tier settlements (Policy S3) in
circumstances where there is no 5 year supply subject to
consideration against other policies in the Local Plan and
the provisions of the NPPF;
10
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j)
k)
l)
m)
n)

o)

p)
q)
r)

s)

t)
MM11

42

4.29a

It does not adversely affect the purposes of the Peak District
National Park and is not harmful to its valued characteristics;
It preserves and/or enhances the character, appearance and
local distinctiveness of the landscape and landscape setting of
the Peak District National Park;
It protects the Outstanding Universal Value of the Derwent
Valley Mills World Heritage Site and its buffer zone;
It does not lead to excessive encroachment or expansion of
development away from original buildings;
In the case of proposals to re-use an existing building or
buildings, that are capable and worthy of conversion. Any such
conversion will involve a building that positively contributes to
an established local character and sense of place. In the case of
replacement buildings they must bring about environmental
improvement;
In the case of new buildings for essential community facilities,
they cannot be accommodated within the identified settlement
development boundaries or through the re-use or replacement
of an existing building;
It comprises renewable energy development in accordance with
Local Plan Policy PD7;
Any significant loss of the best and most versatile agricultural
land is outweighed by the benefits of the development and the
development cannot be sited on land of lesser agricultural value;
It will have a safe access and will not generate traffic of a type or
amount which cumulatively would cause severe impacts on the
transport network, or require improvements or alterations to
rural roads which could be detrimental to their character;
It does not undermine, either individually or cumulatively with
existing or proposed development, the physical separation and
open undeveloped character between nearby settlements either
through contiguous extensions to existing settlements or
through development on isolated sites on land divorced from the
settlement edge;
It does not conflict with any other relevant policy of this Local
Plan.

Insert new paragraphs as follows:
The Derbyshire Dales Housing and Economic Development Needs
Assessment (2015) sought to define the Housing Market Area (HMA)
for the Derbyshire Dales using criteria such as commuting flows,
migration patterns, and house price data.
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4.29a

The district of Derbyshire Dales is adjoined to the south and southeast by the Derby HMA comprising the local authority areas of Amber
Valley Borough, Derby City and South Derbyshire District; to the
north-east and east, by the North Derbyshire and Bassetlaw HMA
comprising the local authority areas of Bolsover District, Chesterfield
Borough and North East Derbyshire District Councils in Derbyshire and
Bassetlaw District Council in Nottinghamshire; and to the north-west
by the High Peak HMA comprising the local authority area of High
Peak Borough Council.
The evidence points to a complex set of relationships between parts
of Derbyshire Dales and surrounding areas, with the southern part of
Derbyshire Dales District, including Ashbourne and Wirksworth, falling
within a Derby-focused HMA; whilst the northern part of the District
(including Bakewell and Hathersage) falls within a Sheffield-focused
HMA. The central part of the District, including Matlock, can
reasonably be seen as falling within an area of overlap HMAs, with
influences from Sheffield; Chesterfield; and Derby.
In accordance with the ‘duty to cooperate’ the District Council; has
engaged constructively, actively and on an ongoing basis with its
neighbouring authorities. However, authorities are at different stages
in plan-making and as such, they have defined HMA boundaries based
on a best fit to local authorities, with the geographies that they have
defined not including Derbyshire Dales District.
As a consequence of the complex set of relationships that exist and
the limited availability of appropriate data, it is not feasible to
robustly identify the Objectively Assessed Need (OAN) for housing for
each part of the wider HMAs which fall within Derbyshire Dales.
However notwithstanding the above, under the existing
arrangements, all of the neighbouring local planning authorities are
proposing to meet their objectively assessed housing needs in full in
either their adopted or emerging local plans. Similarly, no
neighbouring authority has indicated that they are in a position to
contribute to meeting Derbyshire Dales’ housing needs, and no
authority has requested that Derbyshire Dales contributes to meeting
any unmet need from their area.
As part of future Local Plan reviews, it is desirable to review the
existing arrangements with a view to either defining a wider strategic
HMA or pursuing joint working and plan preparation across district
boundaries.
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4.30

Amend paragraph as follows:
The Derbyshire Dales Housing and Economic Development Needs
Assessment (2015) identifies that the Objectively Assessed Need for
the whole of the Derbyshire Dales, including areas within the National
Park, for the period 2013-2033 should be 322 dwellings per annum or
an overall figure of 6,440. However, having regard to the more recent
2014-based Sub-National Population and Household Projections, the
updated analysis of the housing requirements for the Derbyshire
Dales points to a lower objectively assessed housing need (OAN) of
284 dwellings per annum. This equates to an overall requirement for
the plan period of 5,680 dwellings. The District Council considers this
to be a more up to date assessment of housing need for the period up
to 2033.
This housing provision will be achieved through the following sources:
• Dwelling completions in the Derbyshire Dales (including within
the Peak District National Park) in the period 2013 – 2017 (702
dwellings)
• Total net housing commitments in the Derbyshire Dales
(excluding the Peak District National Park) at 1st April 2017
(2675 dwellings)
• Anticipated development in the Peak District National Park in
the period 2017 – 2033 of 20 dwellings per annum (320
dwellings)
• A net windfall site allowance outside the Peak District National
Park in the period 2017 – 2033 of 15 dwellings per annum (240
dwellings)
• Sites with a resolution to grant planning permission at 31st
March 2017 (262 dwellings)
• Sites allocated in Policy HC2 where there is no extant planning
permission or resolution to grant at 1st April 2017 and where
development is expected in the period 2017 - 2033 (2485
dwellings).
The Derbyshire Dales Housing and Economic Development Needs
Assessment (2015) also assessed the needs for registered care
provision for older persons and identified a net need for 500
bedspaces over the period 2013-2033. This does not form part of the
objectively assessed housing need and is to be provided in accordance
with Local Plan Policy HC11.
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4.31

Amend paragraph as follows:
On the basis of the evidence from the SHELAA, the District Council has
concluded that there is capacity to allocate land on sites of 10
dwellings of more for 2,485 3,188 properties for the period up to
2033. Taking account of the contribution from development in the
Peak District National Park, existing completions and commitments
and windfall development, the District Council has at this time
sufficient land for 6,684 6,571 dwellings up to 2033. This represents
flexibility of 17% and ensures that the Objectively Assessed Housing
Needs of the District up to 2033 can be met. acknowledges that not
all commitments are likely to be implemented during the plan period.

MM14

42

Table 3

Amend table as follows:
TABLE 3: Strategic Housing Requirements Provision 2013-2033
OAN Requirement 2013-2033 (Net)
6440 5680
Total Completions 2013-2016 2017
402 702
Total Net Commitments at 1st April 2016 2017
1785 2675
PDNPA Contribution 2016-2017-2033
358 320
Net Windfall Allowance 2016-2017-2033
261 240
Other Sites with Resolution to Grant
577 262
Allocated Sites
3188 2485*
Total Housing Provision Sub Total
6571 6684
* Allocated sites in Policy HC2 without the benefit of planning permission at 1st
April 2017 and where development is expected in the plan period 2013-2033.

MM15

43

S6

Amend the policy to read as follows:

Policy S6: Strategic Housing Development
The District Council will accommodate at least 6,440 5680 dwellings
over the period 2013-2033. In order to accommodate this
requirement, sufficient land will be identified to accommodate at
least 2,485 3,188 dwellings on new sites allocated in Policy HC2.
MM16

43

4.33

Amend paragraph as follows:
The Derbyshire Dales Housing and Economic Development Needs
Assessment (2015) concludes that taking account of forecast changes
in the economy of Derbyshire Dales, and the demographic changes
that there is a requirement to identify a need for up to at least
15 hectares of employment land to meet development needs in the
District to 2033. However, in order to ensure sufficient flexibility in
supply and a range of sites throughout the District provision of 24
hectares of employment land is sought by Policy S7.
14
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S7

Amend the policy to read as follows:
POLICY S7: Strategic Employment Development
The District Council will maintain and where possible, enhance the
economic base of the Plan Area.
This will be achieved by making provision for at least 15 24 hectares
(gross) of employment land over the period 2013-2033 on new sites
allocated in Policy EC2.

MM17

49

S9

Amend the policy to read as follows:
POLICY S9: Ashbourne Development Strategy
The District Council will seek to promote the sustainable growth of
Ashbourne whilst seeking to safeguard its important role as a historic
market town serving a wide rural hinterland.
This will be achieved by:
a) Protecting and enhancing the unique character of Ashbourne
whilst also seeking to meet its future development needs by:
• Protecting sites designated for environmental value, public
open spaces, local and European wildlife sites, recreation areas
and allotments.
• Safeguarding from prejudicial development, the playing area
used for the historic and iconic game of ‘Ashbourne Shrovetide
Football’.
• Maintaining and where possible enhancing, the vitality and
viability of Ashbourne Town Centre.
• Protecting and enhancing the historic environment.
• Protecting and where possible enhancing biodiversity and
geodiversity.
b) Providing for the housing needs of the community by planning for
sustainable housing and mixed use developments by:
• Allocating a range of suitable, deliverable housing sites
sufficient to meet the requirements of the plan area including
the delivery of appropriate levels of affordable housing to meet
local needs.
15
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S9

• Supporting the development of new housing on sustainable
sites.
• Supporting the development of new housing within the mixed
redevelopment of opportunity sites such as Ashbourne Airfield.
c) Encouraging the growth of local employment opportunities and
supporting the diversification and growth of local business by:
• Providing a new access to, and link road through the Ashbourne
Airfield Industrial Estate to help realise the full economic
potential of the site.
• Allocating suitable, deliverable sites for industrial and business
use sufficient to meet the economic needs of the area.
• Supporting the retention and provision of employment within
mixed redevelopment of the industrial legacy sites.
• Encouraging the growth of sustainable tourism.
• Safeguarding existing employment sites for industrial and
business use unless specifically allocated for an alternative use.
d) Supporting enhancements to key community services and
infrastructure and connectivity to meet the needs of the local
population and support growth by:
• Supporting the principle of a second bypass to connect the A52
west of the town with the A515 to the north should funding
opportunities arise.
• Working with partner organisations to secure the
implementation of appropriate traffic management and
mitigation measures.
• Working with partner organisations to enable improvements to
school capacity in the area through the safeguarding of sites for
existing and future educational purposes.
• Working with the Clinical Commissioning Group to facilitate
improvements to health provision in Ashbourne.
• Supporting improvements to the range and quality of town
centre retail and services in Ashbourne town centre.
• Working with partner organisations and developers to improve
traffic flows throughout the town and minimising traffic
congestion in the town centre.
• Working to maintain and improve the provision of local leisure
and cultural facilities and services.
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S10

Amend the policy to read as follows:
POLICY S10: Rural Parishes Development Strategy
The District Council will seek to promote the sustainable growth of
the rural parishes whilst promoting and maintaining the distinct
identity and historic character of individual settlements, improving
accessibility to services and facilities wherever possible and meeting
the housing needs of local communities. This will be achieved by:
a) Promoting and maintaining the distinct identity of the
settlements which make up the rural parishes by:
• Protecting the character and local distinctiveness of the
villages and hamlets;
• Protecting sites designated for environmental value, public
open spaces, local and European wildlife sites, recreation
areas and allotments;
• Protecting and enhancing key rural services and facilities
which support rural communities including shops, public
houses, village halls etc.;
• Protecting the open countryside and high quality environment
from inappropriate development;
• Protecting and enhancing the historic environment of rural
villages
b) Providing for the housing needs of the community by planning for
sustainable housing and mixed use developments by:
• Allocating a range of suitable, deliverable housing sites
sufficient to meet the requirements of the plan area including
the delivery of appropriate levels of affordable housing to
meet local needs;
• Supporting the development of affordable housing on rural
exception sites;
• Supporting the development of new housing on sustainable
sites.
c)

Encouraging the growth of local employment opportunities and
supporting the diversification and growth of local business by:
• Encouraging farm diversification schemes in sustainable
locations;
• Supporting the retention of existing and provision of new
employment within existing communities;
• Encouraging the growth of sustainable tourism in appropriate
locations.
17
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S10

d) Protecting existing and supporting enhancements to key
community services and infrastructure and connectivity to meet
the needs of the local population and support growth by:
• Working with partner organisations to enable improvements
to school capacity in the area through the safeguarding of sites
for existing and future educational purposes;
• Working with the Clinical Commissioning Group to facilitate
improvements to health provision in rural centres.

CHAPTER FIVE : PROTECTING DERBYSHIRE DALES CHARACTER
MM19

55

PD1

Amend the policy to read as follows:
POLICY PD1: Design and Place Making
The District Council will require the layout and design of new
development to create well designed, socially integrated, high quality
successful places, where people enjoy living and working. All
developments should respond positively to both the environment
and the challenge of climate change, whilst also contributing to local
distinctiveness and sense of place.
This will be achieved by:
•
•
•

•

•

Requiring all development to be well designed to of high
quality design that respects the character, identity and context
of the Derbyshire Dales townscapes and landscapes;
Ensuring that new development is designed to offer flexibility
for future needs and uses taking into account demographic
and other changes;
Ensuring that all new development is based on a thorough site
appraisal and that ‘design quality’ is reflected in the
development through a clear understanding of site
context including reference to any Design Statements,
Neighbourhood Plans, and is sensitive to its context as well as
contributing to sustainable living;
Ensuring that ‘Design Quality’, is reflected in the development
through a clear understanding of the site context as
demonstrated through the submission of a Design and Access
Statement which clearly demonstrates the design and
suitability of the proposal in its local context where necessary;
Requiring that development on the edge of settlements is of
high quality design that reflects, enhances and / or restores
landscape character, particularly in relation to the setting and
character of the Peak District National Park;
18
66

Ref.

Page

Policy /
Paragraph

Main Modification

CHAPTER FIVE : PROTECTING DERBYSHIRE DALES CHARACTER
MM19

(cont’d)

55

PD1

•

•

•

•
•
•

•
MM20

57

5.15

Requiring that development contributes positively to an area’s
character, history and identity in terms of scale, height,
density, layout, appearance, materials, and the relationship to
adjacent buildings and landscape features;
Requiring that development achieves a satisfactory
relationship to adjacent development and does not cause
unacceptable effects by reason of visual intrusion,
overlooking, shadowing, overbearing effect, noise, light
pollution or other adverse impacts on local character and
amenity;
Requiring that public and private spaces are well-designed,
safe, attractive, complement the built form and provide for
the retention of significant landscape features such as mature
trees;
Requiring that developments are easy to move through and
around, incorporating well integrated car parking, pedestrian
routes and, where appropriate, cycle routes and facilities;
Requiring that developments are designed to minimise
opportunities for anti-social or criminal behaviour and
promote safe living environments;
Requiring the inclusive design of development, including
buildings and the surrounding spaces, to ensure development
can be accessed and used by everyone, including disabled
people;
Ensuring that development takes account of national design
guidance and Supplementary Planning Documents.

Delete paragraph.
In considering the impact of development proposals on a designated
or non-designated heritage asset, the Council will:
a) give great weight to the conservation of a heritage asset;
b) expect proposals to have been developed which avoid or
minimise harm;
c) expect proposals to conserve and enhance the special
character and appearance of the heritage asset and to
demonstrate an understanding of the impact of the proposals
on its significance. Where applicable, reference should be
made to adopted Conservation Area Character Appraisals and
Supplementary Planning Documents;
d) expect that proposals will not have an adverse impact on the
setting of a heritage asset;
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5.15

57

PD2

e) expect that proposals will enhance the significance of the
heritage asset;
f) expect that proposals which have potential for impact on
archaeological interest to have taken into account the effect
of those proposals on sites, or their settings and where
applicable, have considered mitigation.
Amend the policy to read as follows:
POLICY PD2: Protecting The Historic Environment
The District Council will conserve heritage assets in a manner
appropriate to their significance. This will take into account the
desirability of sustaining and enhancing their significance and will
ensure that development proposals contribute positively to the
character of the built and historic environment. seek to conserve,
manage and, where feasible, enhance the historic environment of the
Plan Area. This includes the following and their respective settings:
Particular protection will be given to designated and non-designated
heritage assets and their settings including:
• The Derwent Valley Mills World Heritage Site;
• Listed Buildings;
• Conservation Areas;
• Scheduled Monuments;
• Archaeological Sites or heritage features;
• Registered Historic Parks and Gardens; and
• Other Non-designated heritage assets.
This will be achieved by:
•

Requiring all works that could impact on a heritage asset or its
setting or sites with the potential to include assets, to be
informed by a level of historical, architectural and
archaeological evidence proportionate to their significance
and sufficient to understand the potential impact of a
proposal. Where appropriate, the Council may also require
historical research and archaeological recording to be
undertaken before works to a heritage asset commence.
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PD2

•

•

•
•
•
•

•

Refusing consent for development which would lead to
substantial harm or total loss of significance of a designated
heritage asset and/or its setting unless it can be demonstrated
that the substantial harm or loss is necessary to achieve
substantial public benefits that outweigh the harm or loss in
accordance with the NPPF.
Refusing consent for development which will lead to less than
substantial harm to the significance of a designated heritage
asset and/or its setting, where the harm had no demonstrable
public benefit for securing an optimum viable use for the
asset.
Ensuring that development respects the Outstanding Universal
Value of the Derwent Valley Mills World Heritage Site and is in
accordance with the Management Plan.
Conserving, managing and enhancing the character and
appearance of Conservation Area including the historic market
towns of Ashbourne, Matlock and Wirksworth.
The District Council taking proactive action in order to
secure Encouraging the repair and reuse of heritage assets ‘at
risk’.
Preventing the loss of buildings and features which make a
positive contribution to the character or heritage of an area
through preservation or appropriate reuse and sensitive
development, including enabling development, unless it can
be demonstrated that the substantial harm or loss is necessary
to achieve substantial public benefits that outweigh that harm
or loss or other relevant provisions of the NPPF.
Ensuring that development within areas that Where
proposals are likely to affect other known important sites,
sites of significant archaeological potential, or those that
become known through the development process are
accompanied by an archaeological evaluation. Planning
conditions and/or obligations will be agreed to ensure that,
wherever possible, archaeological or heritage features are
recorded and retained intact/in situ. Where this is impractical,
based on compelling and justifiable reasons, such features will
be appropriately excavated and recorded prior to removal or
relocation. will be required prior to their determination or,
where applicable, as a condition on any approval.
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•

•

•

•

•
•
•

Requiring proposed developments that affect a heritage asset
and / or its setting, including alterations and extensions to
existing buildings, to demonstrate how the proposal has taken
account of design, form, scale, mass, the use of appropriate
materials and detailing, and siting and views away from and
towards the heritage asset in order to ensure that the design is
holistic, sympathetic and minimises harm to the asset.
Requiring proposals for the change of use of heritage assets,
including listed buildings and buildings in Conservation Areas to
demonstrate that the proposal is considered to be the optimum
sustainable and viable use that involves the least change to the
fabric, interior and setting of the building.
Requiring development proposals in Conservation Areas to
demonstrate how the proposal has taken account of the local
distinctive character and setting of the individual Conservation
Areas (in accordance with Character Appraisals where
appropriate) including open spaces and natural features and
how this the proposed development has been reflected in the
layout, design, form, scale, mass, the use of appropriate
materials and detailing, and siting and views away from and
towards the heritage asset in accordance with Character
Appraisals where appropriate in order to ensure that the
design proposals make a significant contribution which is
sympathetic and minimises harm to the significance of the
asset.
Requiring the retention of shop-fronts of architectural or
historical value wherever possible. Proposals for replacement
shop-fronts, signage and colour, or alterations to shop- fronts
affecting heritage assets should respect the character,
appearance, scale, proportion and special interest of the host
building and its setting.
Continuing the District Council’s programme of Conservation
Area Character Appraisals.
Reviewing, updating and introducing where appropriate,
Article 4 Directions to control permitted development in
Conservation Areas.
Encouraging and where possible, supporting owners or
occupiers of historic commercial buildings to improve and
enhance their shop-fronts, windows, doors and signage in a
traditional and sympathetic manner.
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•

Ensuring that development within areas or sites of
archaeological interest do not have a significant adverse
impact on any known or yet to be discovered heritage assets.
Planning conditions and/or obligations will be agreed to
ensure that, wherever possible, archaeological or heritage
features are recorded and retained intact/in situ. Where this is
impractical, based on compelling and justifiable reasons, such
features will be appropriately excavated and recorded prior to
removal or relocation.

Proposals for Enabling Development adjacent to or within the setting
of a heritage asset and used to fund the repair, conservation,
restoration or enhancement of a heritage asset will only be permitted
where:
• It will not materially harm the heritage values of the asset or
its setting;
• It avoids detrimental fragmentation of management of the
heritage asset;
• It will secure the long-term future of the heritage asset and,
where applicable, its continued use for a sympathetic purpose;
• It is necessary to resolve problems arising from the inherent
needs of the heritage asset, rather than the circumstance of
the present owner, or the purchase price paid;
• Sufficient subsidy is not available from any other source;
• It can be demonstrated that the amount of enabling
development is the minimum necessary to secure the future
of the asset, and that its form minimises harm to other public
interests;
• • The public benefit of securing the future of the heritage
asset through such enabling development decisively
outweighs any dis-benefits.
MM21

60

PD3

Amend the policy to read as follows:
POLICY PD3: Biodiversity and the Natural Environment
The District Council will seek to protect, manage, and where possible
enhance the biodiversity and geological resources of the Plan Area
and its surroundings by ensuring that development proposals will not
result in harm to biodiversity or geodiversity interests and by taking
full account of the following hierarchy of protected sites:
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a) Internationally important sites including existing, candidate or
proposed Special Protection Areas and Special Areas of
Conservation;
b) Nationally important sites including Sites of Special Scientific
Interest and National Nature Reserves;
c) Locally important sites including Local Wildlife and Geological Sites,
Local Nature Reserves, Ancient Woodlands, County Geological
Sites, and Priority Habitats identified in the Derbyshire Biodiversity
Action Plan; and
d) The network of ecological networks that link biodiversity areas,
including areas identified for habitat restoration and creation;
e) Encouraging the protection and recovery of priority species linked
to national and local targets.
This will be achieved by:
• Conserving and enhancing sites of international and, European and
national importance. The District Council will not permit any
development proposals that have an adverse effect on the
integrity of a European site (or wildlife site given the same
protection as European sites under the NPPF) either alone or in
combination with other plans or projects.
• Conserving and enhancing any Sites of Special Scientific Interest.
The District Council will not normally permit any development
proposal which would directly or indirectly (either individually or in
combination with other developments) have an adverse effect on a
Site of Special Scientific Interest.
• Conserving and enhancing regionally and locally designated sites.
The District Council will not permit any development proposal
which would directly or indirectly result in significant harm to
geological and biodiversity conservation interests, unless it can be
demonstrated that:
• Conserving and enhancing regionally and locally designated sites.
• Not permitting any development proposal which would directly or
indirectly result in significant harm to geological and biodiversity
conservation interests, unless it can be demonstrated that:
a) there is no appropriate alternative site available; and
b) all statutory and regulatory requirements relating to any such
proposal have been satisfied; and
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c)

•

•

•
•

•

MM22

70

PD5

appropriate conservation and mitigation measures are
provided, such mitigation measures should ensure as a
minimum no net loss and wherever possible net gain for
biodiversity; or if it is demonstrated that this is not possible;
the need for, and benefit of, the development is demonstrated
to clearly outweigh the need to safeguard the intrinsic nature
conservation value of the site and compensatory measures are
implemented
Encouraging development to include measures to contribute
positively to the overall biodiversity of the Plan Area to ensure
there is a net overall gain to biodiversity.
Working with partners including the Peak District Local Nature
Partnership and the Lowland Derbyshire and Nottinghamshire
Local Nature Partnership to help meet the objectives and targets in
the Peak District Biodiversity Action Plan, or its successor plan. and
the Peak District Local Nature Partnership
Working with partners to protect and enhance watercourses.
Identifying local ecological networks and supporting their
establishment and protection preferentially creating biodiversity
sites where they have the potential to develop corridors between
habitats (both terrestrial and freshwater).
Working with partners in the public, private and voluntary sectors
to develop and secure the implementation of projects to enhance
the landscape and create or restore habitats of nature
conservation value, and to secure the more effective management
of land in the Plan Area and its surroundings.

Amend the policy to read as follows:
POLICY PD5: Landscape Character
The District Council will seek to protect, enhance and restore the
landscape character of the Plan Area recognising for its own intrinsic
beauty and for its contribution benefit to the economic,
environmental and social well-being of the Plan Area.
This will be achieved by:
•

Requiring that development has particular regard to
maintaining the aesthetic and biodiversity qualities of natural
and man-made features within the landscape, such as trees
and woodlands, hedgerows, walls, streams, ponds, rivers or
other topographical features.
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•

•

•

Requiring that development proposals are informed by, and
are sympathetic to the distinctive landscape character areas as
identified in ‘The Landscape Character of Derbyshire’ and
‘Landscape Character of the Derbyshire Dales’ assessments
and also take into account other evidence of historic landscape
characterisation, landscape sensitivity, landscape impact and
the setting of the Peak District National Park and where
appropriate incorporate landscape mitigation measures.
Requiring that development proposals recognise the
intrinsic protect or enhance the character, appearance and
local distinctiveness of the landscape and landscape setting of
the Peak District National Park and can be accommodated
without unacceptable impact.
Resisting development which would harm or be detrimental to
the character of the local and wider landscape or the setting of
a settlement as identified in the Landscape Impact Assessment

Development will only be permitted if all the following criteria are
met:
a)
b)

c)

MM23

71

PD6

The location, materials, scale and use are sympathetic and
complement the landscape character.
Natural features including trees, hedgerows and water features
that contribute to the landscape character and setting of the
development should be both retained and managed
appropriately in the future.
Opportunities for appropriate landscaping will be sought
alongside all new development, such that landscape type key
characteristics are strengthened.

Amend the policy to read as follows:
POLICY PD6: Trees, Hedgerows and Woodlands
Development should seek where appropriate to enhance and expand
the District’s tree and woodland resource.
Planning permission will be refused for development resulting in the
loss or deterioration of ancient woodland and the loss of aged or
veteran trees found outside ancient woodland, unless the need for,
and benefits of, the development in that location clearly outweigh the
loss.
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Trees, hedgerows, orchards or woodland of value should be retained
and integrated within development wherever possible. Where their
loss is justified replacement provision will be required utilising
indigenous tree species and hedgerows that are in sympathy with the
locality and the site and, as a minimum, of equivalent value to the
trees and hedgerows to be lost.
Development that would result in the unacceptable loss of, or
damage to, or threaten the continued well-being of protected trees,
hedgerows, orchards or woodland (including those that are not
protected but are considered to be worthy of protection) will only not
be permitted
Where the loss of trees is considered acceptable, adequate
replacement provision will be required that utilise species that are in
sympathy with the character of the existing tree species in the locality
and the site.

MM24

73

PD7

Amend the policy to read as follows:
POLICY PD7: Climate Change
In addressing the move to a low carbon future for the Derbyshire
Dales, the District Council will promote a development strategy that
seeks to mitigate global warming, adapts to climate change and
respects our environmental limits.
This will be achieved by:
•

•

Requiring new development to be designed to contribute to
achieving national targets to reduce greenhouse gas emissions
by using land-form, layout, building orientation, tree planting,
massing and landscaping to reduce likely energy consumption
and resilience to increased temperatures.
Supporting the generation of energy from renewable or lowcarbon sources provided that the installation would not have
significant adverse impact (either alone or cumulatively).
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•

•

•
•

•
•

•
•

•
•
•

Ensuring that renewable energy installations minimise any do
not have an adverse impact on the landscape and landscape
setting of the Peak District National Park and that any wind
turbine developments demonstrate that they will not have any
adverse effect on the integrity of any European sites (including
project-level HRA where appropriate), wildlife sites, protected
species or habitats.
Supporting developments that avoid (where possible) flood
risk and minimise and mitigate against future flood risk and
which protects and enhances the quality of the District’s
surface and groundwater.
Promoting the use of sustainable design and construction
techniques (including flood resistance/resilient measures)
Ensuring that renewable / low carbon energy generation
developments and associated infrastructure are supported by
requiring Design Statements to include an assessment of how
any impacts on the environment and heritage assets, including
cumulative landscape, noise and visual impacts, can be
avoided and/or mitigated through careful consideration of
location, scale, design and other measures.
Securing energy efficiency through building design.
Unless it can be demonstrated that it would not be technically
feasible or financially viable, requiring commercial
developments over 1000m2 to be designed to achieve Building
Research Establishment Environmental Assessment Method
(BREEAM) very good standard as a minimum. Pre-assessment
(design stage) certificates will be required to be submitted
accordingly.
Supporting a pattern of development that facilitates the use of
sustainable modes of transport.
Promoting energy and water efficiency and the use of
renewable / low carbon energy in new development and
through retro-fitting or refurbishment of existing buildings.
Supporting sustainable waste management by provision of
space for recycling and composting.
Supporting the re-use of buildings wherever possible and
desirable to do so.
Supporting the use of sustainable design and construction
techniques including the re- use of buildings, use of recycled
materials in construction, including where appropriate the
local or on-site sourcing of these building materials.
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•

•

Encouraging the use of green infrastructure to help mitigate
the effects of climate change and ensure climate change
adaptation and resilience.
Supporting development that promotes water efficiency
measures and incorporates water conservation techniques,
including rainwater harvesting and grey water recycling.

Where renewable/low carbon energy development accords with any
of the principles listed above, proposals should demonstrate:
a)

b)

c)

d)

The impact of the scheme, together with any cumulative impact
(including associated transmission lines, buildings and access
roads), on landscape character, visual amenity, water quality and
flood risk, the historic environment and heritage assets as well as
their setting and biodiversity.
Evidence that the scheme has been designed and sited to
minimise any adverse impact on the surrounding area for its
effective operation.
The nature and extent of any adverse impact on users and
residents of the local area, including shadow flicker, air quality
and noise.
The direct benefits to the area and local community.

Where appropriate, provision should be made for the removal of the
facilities and reinstatement of the site should it cease to be
operational.
In all cases development will need to demonstrate how any
significant adverse impacts on acknowledged biodiversity interests
(and the habitats that support them) will be adequately mitigated.
The Council will encourage the provision of small scale renewable
energy developments utilising technology such as hydro installations,
solar panels, biomass and wood fuel heating, small scale wind
turbines and photovoltaic cells.
Community renewable energy schemes will be particularly welcomed
where they comply with this policy.
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Amend the policy to read as follows:
POLICY PD8: Flood Risk Management and Water Quality
The District Council will support development proposals that avoid
areas of current or future flood risk and which do not increase the risk
of flooding elsewhere, where this is viable and compatible with other
polices aimed at achieving a sustainable pattern of development.
When considering planning applications, the District Council will have
regard to the ‘Humber Flood Risk Management Plan’, the ‘Humber
River Basin Management Plan’ and the Local Flood Risk Management
Strategy, all relevant Catchment Flood Management Plans and the
Local Flood Risk Management Strategy.
Development will be supported where it is demonstrated that there is
no deterioration in ecological status in line with the Water Framework
Directive, either directly through pollution of surface or groundwater
or indirectly through pollution of surface or groundwater or indirectly
through overloading of the sewerage system and Wastewater
Treatment Works.
Management of flood risk will be achieved by only permitting
development within areas at risk from flooding as defined by the
Environment Agency if:
a) a sequential test as set out in the ‘National Planning Practice
Guidance’ to the NPPF and in accordance with the updated
‘Derbyshire Dales Strategic Flood Risk Assessment’ demonstrates
that this is the only site where the development can be located;
b) the development is on a site which has passed the sequential test
but where flood risk still exists, the sequential approach has been
used to locate the most vulnerable parts of the development in
the areas of lowest flood risk;
c) where necessary an ‘Exception Test’ as set out in the ‘National
Planning Practice Guidance’ to the NPPF demonstrates that the
proposed development can be accommodated with an
acceptable degree of safety;
d) a site specific flood risk assessment shows that the site is
protected adequately from flooding, or the scheme includes
adequate flood defences or flood risk management measures
and takes account of the predicted impact of climate change;
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e) it does not damage or inhibit access to watercourses for
maintenance or existing flood defence and flood risk
management structures or measures; and
f) it will not cause or worsen flooding on the site or elsewhere, and
will reduce flood risk elsewhere where possible.
Where development accords with the principles listed above, it will
only be permitted if:
It conserves and enhances the ecological flood storage value of the
water environment, including watercourse corridors.
• It opens up any culverted watercourse and/or removes all
redundant structures within the watercourse (such as weirs,
outfalls, and bridge abutments) where safe and practicable to
reduce flood risk, provide flood plain storage, create a wildlife and/
or green access corridor.
• It improves flood risk and water efficiency through
incorporating appropriate water conservation techniques
including rainwater harvesting and grey water recycling.
• It discharges surface run-off sustainably, giving preference
to the use of Sustainable Drainage Systems having regard to
the surface water disposal hierarchy, listed in order of priority:
a)
into the ground (infiltration); or where not reasonably
practicable
b)
into a surface water body; or where not reasonably
practicable
c)
to a surface water sewer, highway drain, or other drainage
system; or where not reasonably practicable
d)
to a combined sewer.
• It uses the natural environment including woods and trees to deliver
sustainable solutions.
• It connects waste water to the main foul sewer network where
possible.
New developments shall incorporate appropriate Sustainable
Drainage Measures (SuDs) in accordance with National Standards for
Sustainable Drainage Systems. This should be informed by specific
catchment and ground characteristics, and will require the early
consideration of a wide range of issues relating to the management,
long term adoption and maintenance of SuDs. In considering SuDs
solutions, the need to protect ground water quality must be taken
into account, especially where infiltration techniques are proposed.
SuDs schemes will require the approval of the SuDS approval body for
the area, where one exists.
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Wherever possible SuDS will be expected to contribute towards wider
sustainability considerations, including amenity, recreation,
conservation of biodiversity and landscape character, making use of
the role that trees, woodland and other green infrastructure can play
in flood alleviation and water quality control.
For developments in areas with known surface water flooding issues,
appropriate mitigation and construction methods will be required.
Applications and proposals which relate specifically to reducing the
risk of flooding (e.g. defence / alleviation work, retro-fitting of
existing development, off site detention /retention basins for
catchment wide interventions) will be encouraged.
New development in areas with known ground and surface water
flooding issues will seek to provide betterment in flood storage and to
remove obstructions to flood flow routes where appropriate.

MM26

Policies
Map

PD10

Revisions to Matlock to Darley Dale A6 Corridor open spaces as per
Policies Map Modification PM11

CHAPTER SIX : HEALTHY AND SUSTAINABLE COMMUNITIES
MM27

80

HC1

Amend the policy to read as follows:
POLICY HC1: Location of Housing Development
The District Council will ensure provision is made for housing, taking
into account all other policies in this Local Plan by:
• Supporting the development of specific sites through new site
allocations in the Local Plan or a Neighbourhood Plan.
• Promoting the effective reuse of land by encouraging housing
development including redevelopment, infill, conversion of
existing dwellings and the change of use of existing buildings to
housing, on all sites suitable for that purpose.
• Supporting housing development on unallocated sites in
accordance with the defined Settlement Hierarchy (Policy S3).
• Encouraging the inclusion of housing in mixed use schemes
where housing can be accommodated in an acceptable manner
without compromising other planning objectives.
• Supporting development identified through a Community Right
to Build Order.
• Supporting self-build housing schemes where there is an
identified need.
• Supporting development promoted through a Community Land
Trust.
32
80

Ref.

Page

Policy /
Paragraph

Main Modification

CHAPTER SIX : HEALTHY AND SUSTAINABLE COMMUNITIES
MM27

(cont’d)

80

HC1

The Council will monitor actual and forecast provision through the
Monitoring Report and its housing trajectory to ensure that there is a
5 year supply of deliverable housing sites against the housing
requirement in the Local Plan. In circumstances where there is no 5
year supply, the Council will give consideration to approving
development on non-allocated sites on the edge of first, second and
third tier settlements (Policies S3 and S5) subject to consideration
against other policies in the Local Plan and the provisions of the NPPF.
If necessary the indicators outlined in the Housing Implementation
Strategy demonstrate that there is persistent under delivery against
the housing requirements of the plan area, the District Council will
review the Local Plan to bring forward additional sites for housing.

MM28

81

HC2

Amend the policy to read as follows:
POLICY HC2: Housing Land Allocations
The following sites as identified on the Policies Map will be allocated
for housing or mixed use development. The District Council will work
with developers and the local community to bring forward sustainable
developments in accordance with the other policies in the Local Plan.
Reference

Location

Settlement

HC2(a)
HC2(b)

Land at Lathkill Drive
Former Mirage Hotel, Derby
Road
Land at Ashbourne Airfield
(Phase 1)
Land at Ashbourne
Airfield Phase 2) *
Land off Cavendish Drive
Land to North of A52
Land off Luke Lane
Land at Luke Lane /
Mercaston Lane
Land at Old Hackney Lane
Land off Old Hackney Lane
Land to the rear of RBS
Land off Normanhurst Park
Land at Stancliffe Quarry
Land at Cavendish Cottage

HC2(dd)
HC2(c)
HC2(d)
HC2(e)
HC2(f)
HC2(g)
HC2(h)
HC2(i)
HC2(j)
HC2(k)
HC2(l)
HC2(m)

33
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Ashbourne
Ashbourne

Site
Area
1.93
0.41

No. of
Dwellings
0 (35)
20

Ashbourne

14.55

0 (367)

Ashbourne

49.93

1100*

Ashbourne
Brailsford
Brailsford
Brailsford

1.22
1.86
1.23
1.51

28
32
0 (35)
0 (47)

Darley Dale
Darley Dale
Darley Dale
Darley Dale
Darley Dale
Doveridge

1.68
0.49
4.41
1.70
10.16
1.89

57
10 9
143 135
24 20
100
0 (46)
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HC2(n)
HC2(o)
HC2(p)

Land at Derby Road/ Hall
Drive
Land at Marston Lane
Land off Wheeldon Way

HC2(q)

Land East of Ardennes

HC2(r)

Land off A517 and Dog Lane

HC2(cc)
HC2(s)
HC2(t)
HC2(u)

Land at Cawdor Quarry
Land at RBS, Matlock
Land at Halldale Quarry
Land off Pinewood Road &
Gritstone Road
Land to the north of Porter
Lane, East of Main Street

HC2(v)
HC2(w)

Former Permanite Works,
West of Cawdor Quarry
HC2(x)
Land at Thatchers Croft
HC2(y)
Whitelea Nursery
HC2(z)
Land at Tansley House
Gardens
HC2(aa)
Land at Middleton Road
HC2(bb)
Land at Middlepeak Quarry
TOTAL PROVISION ON ALLOCATED SITES

Doveridge

5.65

0 (85)

Doveridge
Hulland
Ward
Hulland
Ward
Hulland
Ward
Matlock
Matlock
Matlock
Matlock

1.29
2.12

18
0 (48)

0.88

0 (18)

1.68

0 (33)

26.65
0.35
27.00
24.16

0 (432)
24
0 (220)
430

Middleton
By
Wirksworth
South Darley

1.53

45

1.79

50

Tansley
Tansley
Tansley

0.66
1.03
2.20

0 (19)
27
50 0 (49)

Wirksworth
Wirksworth

9.46
62.0

126 150
645**
3515
2890

*Development

at this site will extend beyond 2033. Assumed completion of circa 800
dwellings 2017-2033

**Development at this site will extend beyond 2033. Assumed completion of circa 540
dwellings 2017-2033.
Sites with 0 in the number of dwellings column had planning permission for housing
development upon publication of the main modifications to the Local Plan. A zero figure is
specified to avoid double counting in the housing land phasing schedule where the number of
dwellings with planning consent is stated separately. In the event that these permissions
lapse, indicative housing capacity figures for these sites are provided in brackets and in the
corresponding Strategic Development Site Policies in Chapter 9.

MM29
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HC3

Amend the policy to read as follows:
POLICY HC3: Self-Build Housing Provision
Where there is a proven demand need for self-build housing provision
as demonstrated by the Council’s Self-Build Housing Register,
developers will be encouraged to make provision for small builders or
individuals or groups who wish to custom build their own home as
part of all housing allocations included within this Local Plan. In
determining the nature and scale of provision, the District Council
will developers should have regard to considerations of viability and
site specific circumstances.
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6.8

Amend paragraph as follows:
The Local Plan, Strategic Housing Land Availability & Community
Infrastructure Levy Viability Study (September 2015) tested the
potential viability of 8 different residential site typologies across 3
different value areas. The study concluded that in the high and
medium value areas that delivering 45% and 33% affordable housing
would not have any undue impact upon the potential to introduce the
Community Infrastructure Levy (CIL) but by reducing the policy
requirement for the provision of affordable housing to 30% the
potential introduction of CIL across the whole of plan area does not
undermine development viability. Given the benefits that the
provision of additional community infrastructure will have on the plan
area it is considered appropriate to seek 30% provision of all new
residential development as affordable housing on sites of 10 11
dwellings or more.

84

HC4

Amend the policy to read as follows:
POLICY HC4: Affordable Housing
The District Council will seek to maximise the delivery of affordable
housing across the plan area by working in partnership with the
Homes and Community Agency, Registered Providers, Developers and
Local Communities.
In order to address the significant need for affordable housing across
the plan area, all residential developments of 10 11 dwellings or more
or with a combined floorspace of more than 1000 square metres
should provide at least 30% of the net dwellings proposed as
affordable housing.
The affordable housing provision should be in the form of 80%
social and affordable rented accommodation with the balance being
provided as intermediate housing or discount starter homes. These
proportions may be varied in light of individual site circumstances and
local considerations with the agreement of the District Council.
Where the proposed provision of affordable housing is below the
requirements set out above, the District Council will require
applicants to provide evidence by way of a financial appraisal to
justify a reduced provision.
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Affordable housing provision should normally be provided in the form
of completed dwellings, designed as an integral part of within the
development site itself and in perpetuity. In exceptional cases, the
Council may allow provision of affordable housing off-site or by
means of a financial contribution of equivalent value or through the
provision of serviced land or a combination thereof.

MM31

85

HC5

Amend the policy to read as follows:

(cont’d)

POLICY HC5: Meeting Local Affordable Housing Need (Exception
Sites)
In exceptional circumstances, planning permission will be granted for
affordable housing on sites that would not normally be released for
housing development subject to the following:
The District Council will meet local affordable housing needs, where:
a) the Council is satisfied that the development is of a size, and
type and tenure which can be justified by evidence of need
from a local housing needs survey which cannot be readily met
elsewhere in the locality, for the number and type of housing
proposed;
b) the scale is in keeping with the settlement’s setting and its role
in the settlement hierarchy;
c) the site is considered to be the most suitable to meet the
identified need;
d) the site is accessible to a range of local facilities and services;
e) it is not subject to any other over-riding environmental or
other material planning constraints;
f) unless the housing consists of discounted starter homes,
appropriate legal agreements are secured in order to ensure
that such dwellings will remain available as affordable housing
for local need, in perpetuity with the necessary management
arrangements;
g) the gross internal floor area of these dwellings shall comply
with the latest recommended standards used by the Homes
and Communities Agency (or any successor organisation).
In exceptional circumstances, planning permission will be granted for
mixed affordable and open market housing as part of an exception
site where it can be demonstrated that the provision of open market
housing is required to facilitate the delivery of the local needs
affordable housing.
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The amount of open market housing for which planning permission
will be granted will be limited to that which is the minimum required
to facilitate the delivery of the local needs affordable housing
provided that:
a) All the requirements set out in the clauses (a) to (g) above are
met.
b) The number of open market dwellings included in the scheme
shall be no more than that required to provide the necessary
number of local needs affordable dwellings at low cost and
shall not be more than 50% of the total number in the scheme;
c) It can be ensured that the development profits from the open
market housing element of the scheme above a reasonable
developer return (having regard to appropriate land values
and margin on building costs) are employed in subsidising the
local needs element.
d) The affordable housing element of the scheme is delivered in
accordance with a programme agreed beforehand with the
Local Planning Authority.

MM32

86

HC6

Amend the policy to read as follows:
POLICY HC6: Gypsy and Traveller Provision
Within the plan area, there is a requirement for a minimum of 9
Gypsy and Traveller pitches for the period 2013-2033.
The District Council will safeguard 0.3ha of land at Watery Lane,
Ashbourne as identified on the Local Plan Policies proposals Map for
at least 6 Gypsy and Traveller pitches. for Gypsies and
Travellers. Provision for at least a further 3 pitches will be met on
unallocated sites in accordance with the provisions of this policy.
The District Council will safeguard existing authorised and committed
sites, for Gypsy, Traveller and Travelling Showpeople uses provided
there remains a need for these uses within the local plan area.
The Council will ensure that a five year supply of specific deliverable
sites for Gypsies and Travellers is maintained throughout the lifetime
of the Local Plan.
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The following considerations will be taken into account in the
determination of applications for Gypsy and Traveller sites:
a) The proposal will not have a significant detrimental impact on
neighbouring residential amenity or other land uses;
b) The site has safe and satisfactory vehicular and pedestrian
access to the surrounding principal highway network and
would not result in a level of traffic generation which is
inappropriate for roads in the area;
c) The site is situated in a suitable location in terms of local
amenities and services including schools, shops, health
services, and employment opportunities to allow access by
sustainable means;
d) The site is capable of providing adequate on-site services for
water supply, mains electricity, facilities for recycling and
waste disposal and foul and surface water drainage;
e) The site will enable vehicle movements, parking and servicing
to take place, having regard to the number of pitches/plots
and their requirements as well as enabling access for service
and emergency vehicles;
f) The site is not situated within an area at high risk of
flooding. of unacceptable flood risk;
g) The development is well planned and incorporates soft
landscaping measures in order to mitigate the will not have an
adverse impact upon the character or appearance of the local
area, the landscape or sites/areas of nature conservation value
or heritage assets;
h) The site is capable of providing adequate levels of privacy and
residential amenity for site occupiers.
i) The site is suitable taking account of ground conditions, land
stability and other environmental risks and nuisances, with
appropriate mitigation secured prior to occupation.

MM33

88

HC8

Amend the policy to read as follows:
POLICY HC8: Conversion and Re-Use of Buildings for Residential
Accommodation
Outside defined settlement development limits, the conversion
and/or re-use of existing buildings to residential use from other uses
will be permitted where all of the following criteria are met:
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a)
b)
c)
d)
e)

MM34

89

HC9

the building or group of buildings are of permanent and
substantial construction;
the form, bulk and general design of the existing building or
group of buildings make a positive contribution to the
character and appearance of its surroundings;
the building or group of buildings can be converted without
extensive alteration, rebuilding or extension;
the conversion does not have a detrimental impact upon the
character and appearance of the building or group of buildings
and its surroundings;
the building or group of buildings are not suited for conversion
to employment or tourism uses

Amend the policy to read as follows:
POLICY HC9: Residential Sub-Division of Dwellings
In considering proposals for the sub-division of existing dwellings into
two or more self- contained residential units the Council will have
regard to:
a) the provision of adequate vehicular access, car parking,
amenity space and facilities for recycling and refuse storage;
b) the adequacy of the internal accommodation in terms of
privacy, natural light and outlook relative to the intensity of
occupation envisaged and the impact upon any neighbouring
residential or other units, including privacy, loss of daylight
and overbearing effect;
c) the likely impact on the character and appearance of the
immediate neighbourhood of the design, scale, form and
footprint of any proposed extension or alteration;
d) no significant new extension should be made to any dwelling
located outside defined settlement development limits: minor
extension may be permitted only where essential in order for
the new units to achieve basic living standards;
e) the sustainability of the new development based around the
site location and its relationship to the Plan’s settlement
hierarchy, including accessibility to shops, services and
facilities;
f) the need to minimise built form through the conversion of any
existing outbuildings.
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6.25a

Insert new paragraph as follows:
In regard to residential care bedspaces, the evidence suggests that
over the plan period there is a need for 500 bedspaces to be provided
in Residential Care Homes (Within Use Class C2). The District Council
will seek to work in partnership with Derbyshire County Council,
developers and other agencies to bring forward development to meet
this need.

91

HC11

Amend the policy to read as follows:
POLICY HC11: Housing Mix and Type
All new residential developments (both market and affordable and
whether general needs or specialised) will be required to contribute
towards the creation of sustainable, balanced and inclusive
communities by meeting identified local and District housing needs in
terms of housing mix, size and tenure. Generally, the larger the scale
of development, the more opportunity exists for a wider range of
dwelling types and sizes.
The Council will seek to secure the following mix of housing as part of
all residential developments of 10 11 dwellings or more. The final mix
achieved on any site will be informed by the location, nature and size
of the development site, character of the area, evidence of local
housing need, and turnover of properties at the local level and local
housing market conditions.
1-bed
5%
40%
15%

Market
Affordable
All Dwellings

2-bed
40%
35%
40%

3-bed
50%
20%
40%

4+ bed
5%
5%
5%

In order to maximise flexibility in the housing stock, 1 and 2 bed
affordable homes should be provided through an appropriate mix of
bungalows and houses, whilst 3 and 4 bed affordable homes should
be provided as houses.
Proposals that do not provide for the above housing mix will be
required to demonstrate how the development contributes to
meeting the long term housing needs of the district particularly in
regard to the housing needs of young people, families and the elderly.
Planning permission will be granted for developments that provide an
appropriate mix of housing having regard to the factors outlined
above.
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Specialised Housing Accommodation
Specialised accommodation is Use Class C3 housing that meets the
needs of the elderly and vulnerable people of whatever age and
includes the broad range of accommodation for older people and
those with specialist care needs. It includes sheltered/retirement
accommodation, assisted living with managed care and support
services, extra care housing with on-site care and support services,
close care housing which includes on-site care and support and large
scale retirement villages (100+ units). Schemes that provide
specialised accommodation whilst promoting independent living will
be supported provided all of the following criteria are met:
a) the type of specialised accommodation proposed meets
identified District needs and contributes to maintaining the
balance of the housing stock in the locality;
b) the proposal relates well to the existing settlement and
provides easy access to services and facilities, including public
transport, enabling its residents’ to live independently as part of
the community;
c) the design of the proposal, including any individual units of
accommodation, is capable of meeting the specialised
accommodation support and care needs of the occupier; and
d) arrangements are in place to ensure the delivery of appropriate
care and support packages.
Registered Care Provision
Schemes that provide registered care accommodation (Use Class C2)
will be supported provided that the type of provision meets identified
District needs.
Flexible Design and Space Standards
The District Council will encourage all All residential
developments to will be designed and built to encourage sustainable
and flexible living. In particular, it will provide accommodation that
can be easily adapted to suit changing household needs and
circumstances, including to cater for home working and to benefit
household members with disabilities or older residents who may need
care and support
All dwellings will therefore incorporate sufficient storage space and
floor layouts which will provide practical usable space and a good
standard of amenity.
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All residential developments of 10 dwellings or more will be required
to ensure that 90% of dwellings are accessible and adaptable
dwellings designed to comply with the Building Regulations (Part M Category 2) with the remaining 10% of dwellings designed as
wheelchair user dwellings designed to comply with the Building
Regulations (Part M - Category 3).
All residential developments of less than 10 dwellings, including
conversions and changes of use, will be required to ensure that they
are built to comply with either the Building Regulations Part M –
(Category 2) or Building Regulations Part M (Category 3).
Proposals that do not provide for the above housing mix and space
standards will be required to demonstrate how the development
contributes to meeting the long term housing needs of the district
particularly in regard to the housing needs of young people, families
and the elderly. Planning permission will be refused for developments
that do not provide an appropriate mix of housing or provide
inadequate standards of accessibility.

MM36

94

HC13

Amend the policy to read as follows:
POLICY HC13: Agricultural and Rural Workers Dwellings
The District Council will support proposals for the provision of
dwellings to meet the needs of agricultural, forestry or other rural
based workers. Planning permission will be granted where it can be
demonstrated that all of the following criteria are satisfied:
a) there is a clearly established functional need;
b) the need relates to a full-time worker or one who is primarily
employed in agriculture, forestry or other rural based enterprise
which needs to be located in the area and does not relate to a
part-time requirement;
c) the unit and the agricultural / forestry or other rural based
enterprise has been established for at least three years and has
been profitable for at least one of them, is currently financially
sound and has a clear prospect of remaining so. Where this need
is unproven or a new business is being established, a temporary
dwelling (such as a mobile home) may be permitted to allow time
to establish that there is a genuine functional and financial need
for a permanent dwelling. A temporary dwelling will only be
permitted for a maximum period of 3 years;
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d) the functional need cannot be fulfilled by another existing
building on the unit or within the locality that could be
converted, or another existing dwelling on the unit or within the
locality which is suitable and available for occupation by the
worker concerned;
e) the size of the dwelling is commensurate with the needs of the
enterprise and is sustainable in terms of the viability of the
activity;
f) the dwelling is well related to either existing dwellings or
buildings associated the activity with which it is required;
g) the dwelling is not situated within an area of unacceptable flood
risk.
In all cases, the District Council will:
• seek to prevent the sale of the dwelling separately from the site
itself or any part of it without the prior approval of the District
Council;
• limit occupation of the dwelling to a person solely based in a
rural based activity or;
• to a person solely, mainly or last employed in agriculture within
the locality, or to a widow or widower of such persons and to
any resident dependants.
Applications for the removal of restrictive occupancy conditions will
only be granted where it can be demonstrated that:
a) the restriction has outlived its original planning purpose and;
b) there is no reasonable prospect of the dwelling being occupied by
an agricultural or other rural based worker as demonstrated by a
comprehensive marketing exercise which reflects the nature of the
occupancy restriction.

MM37

95

6.37

Amend paragraph as follows:
Provision for open space and recreation is clearly important to the
health and wellbeing of the area. The Peak Sub Region Open Space,
Sports and Recreation Study has identified local standards for the
provision of both open space and built facilities. These are set out
below in Table 6 and will be used in the application of Policy HC14:
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Amend the policy to read as follows:
POLICY HC14: Open Space and Outdoor Recreation Facilities
The District Council will seek to protect, maintain and where possible
enhance existing open spaces, sport and recreational buildings and
land including playing fields in order to ensure their continued
contribution to the health and well-being of local communities.
This will be achieved by:
• Resisting any development that involves the loss of a sport,
recreation, play facility or amenity green-space as identified on
the Policies Map or loss of any other existing open space, sport
or recreational site, except where it can be demonstrated that
alternative facilities of equal or better quality will be provided
in an equally accessible location as part of the development or
the loss is associated with an alternative sports provision that
would deliver benefits that would clearly outweigh the loss, or
an assessment has been undertaken to demonstrate the facility
is surplus to requirements and imposing conditions or
negotiating a section 106 Obligation to ensure that replacement
provision is provided at the earliest possible opportunity.
• Encouraging improvements to existing recreation, play and
sports facilities within communities and providing new
opportunities that shall be informed by the Peak Sub Region
Open Space, Sport and Recreation Study (2012) or successor
documents.
• Improving the quantity, quality and value of play, sports and
other
amenity
greenspace
provision
through
requiring qualifying new residential developments of 11
dwellings or more to provide or contribute towards public open
space and sports facilities in line with the Derbyshire Dales local
open space and recreation provision standards set out in Table
6. the study report.
• Collecting financial contributions towards the delivery,
improvement and management of off-site provision of open
space and recreation facilities through Section 106 agreement
or via the Community Infrastructure Levy. if this is adopted.
• Exploring options for the management of new areas of open
space to be undertaken by community owned and run trusts.
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HC15

Amend the policy to read as follows:
POLICY HC15: Community Facilities and Services
The District Council will seek to maintain and improve the provision
of local community facilities and services. This will be achieved by
supporting proposals which protect, retain or enhance existing
community facilities (including multi use and shared schemes) or
provide new facilities. New facilities should preferably be located
within defined settlement limits where they are most accessible. In
exceptional cases, facilities may be located adjacent to these areas
where it can be demonstrated that this is the only practical option
and where a site is well related and connected to the existing
settlement.
Development which involves the loss of a community asset or facility
including land in community use, community/village halls, village
shops and post offices, public houses, schools, nurseries, places of
worship, health services, care homes, convenience stores, libraries,
and other community services/facilities including Assets of
Community Value, will only be supported where it can be
demonstrated that:
a) there is evidence to demonstrate that the existing use is no
longer needed to serve the needs of the community; or
b) the existing facility is no longer financially or commercially
viable as demonstrated through a robust and comprehensive
marketing exercise with the facility actively marketed at a
realistic price for a continuous period of at least 12 months
immediately prior to the submission of an application; and
c) the use or facility has been offered to the local community for
their acquisition/ operation at a realistic price.

MM39

100

HC17

Amend the policy to read as follows:
POLICY HC17: Promoting Sport, Leisure and Recreation
Development proposals involving the provision of new sports,
cultural, leisure and recreational facilities, or improvements and
extensions to existing facilities will be permitted acceptable provided
that:
a) the proposals are connected to and associated with existing
facilities, they are located at a site that relates well to the
settlement hierarchy in the District or they are intended to
meet specific rural needs that cannot be appropriately met at
settlements within the settlement hierarchy;
45
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b) it is capable of being accessed by a range of transport modes
and by disabled people and those with restricted mobility;
c) it would not have an adverse impact on the character and
appearance of its surroundings and the immediate or wider
landscape;
d) it does not create unacceptable problems in terms of the
relationship between the proposal and the neighbouring uses
beyond the development site.
Planning permission will not be granted for development which
results in the loss of any existing recreational site or facility, or where
the last use was for recreational purposes, including allotments,
public and private playing fields, play areas, formal and informal
amenity areas, and public open space unless:
a) it can be demonstrated that there is no current or anticipated
demand for the existing facility; or
b) it can be demonstrated that the site has no value or potential
value as an alternative green space, which contributes, or
could contribute to the reduction of recreation pressure on
European Sites; or
c) the loss resulting from the proposed development would be
replaced by equivalent or better provision in terms of size,
usefulness, attractiveness, quantity and quality in a suitable
location; or
d) the development is for alternative sports and recreational
provision, the needs for which outweigh the loss.
Where sites or facilities are lost replacement provision must be made
available prior to the loss of the original facility.
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Amend the policy to read as follows:
POLICY HC19: Accessibility and Transport
The District Council will seek to ensure that development can be safely
accessed in a sustainable manner. Proposals should minimise the
need to travel, particularly by unsustainable modes of transport and
help deliver the priorities of the Derbyshire
Local Transport Plan. This will be achieved by:
• Delivering sustainable patterns of development.
• Ensuring that additional growth within the towns and villages
of the Plan area is managed and where possible, accompanied
by accessibility improvements. and travel demand measures.
Such measures to include a targeted programme of
sustainable transport interventions to minimise single
occupancy car usage, improvements to local bus services and
the implementation of effective Travel Plan measures.
• Promoting a balanced distribution of housing and employment
development.
• Ensuring the development of social, cultural and community
facilities in locations that allow for ease of access by multiple
methods of transportation.
• Requiring that all new development is located where the
highway network can satisfactorily accommodate traffic
generated by the development or can be improved as part of
the development.
• Requiring that new development can be integrated within
existing or proposed transport infrastructure to further ensure
choice of transportation method and enhance potential
accessibility benefits.
• Supporting proposals for new community assets and facilities
where these are required to meet the needs of the Plan area
or lead to the provision of additional assets that improve
community well-being.
• Requiring that facilities are well related to public transport
infrastructure and provide high standards of accessibility to all
sectors of the community.
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• Supporting innovative schemes to secure the local delivery of
public services in rural communities and other areas with poor
public transport, in particular the delivery of some services
through the use of mobile services and technology will be
encouraged where this results in better local provision.
• Supporting highways and junction improvements required to
address the cumulative impact of development across
Derbyshire Dales as identified in the Derbyshire Dales Local
Transport Study and Infrastructure Delivery Plan.
• Promoting the maintenance and introduction of appropriate
facilities to support cyclists, pedestrians and horse riders,
ensuring that development supports the use of local cycleway
and pathway networks to improve choice of travel and
ensuring safe access to developments on foot and by bicycle.
• Encourage and promote improvements to public transport
networks in association with the Local Highway Authority,
Network Rail and other providers.
• Supporting the further development of the Derwent Valley Rail
line and Peak Rail.
• Approving developments unless the residual cumulative
impacts on the transport network are severe.
• Ensuring development does not lead to an increase
in on-street parking to the detriment of the free
and safe flow of traffic.
• Ensuring development does not lead to an increase
in on-street parking to the detriment of the safe
and efficient operation of the highway network.
• Requiring applicants to submit details of parking provision
which includes the proposed parking provision based on an
assessment of parking needs of the development and the
impact on the surrounding road network. The details should
be proportionate to the impact of the development.
• Requiring applicants to submit implement and monitor and
implement Travel Plans (or Travel Plan Statements) and
Transport Assessments to support relevant proposals, as
advised by the Highways Authority.
Developer contributions or funding pooled through a Community
Infrastructure Levy will be used to deliver transport and accessibility
improvements required to accord with this policy.
In the event that a Community Infrastructure Levy is adopted, the
Regulation 123 “Infrastructure List” will also specify appropriate
measures to be funded.
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6.61

Amend paragraph as follows:
The provision of off-street car parking is necessary to ensure the safe
and efficient operation free-flow of the highways network. As such
the District Council will seek to ensure that the amount of car parking
required by new development is in accordance with the standards set
by Derbyshire County Council as Highways Authority.

CHAPTER SEVEN : STRENGTHENING THE ECONOMY
MM42

108

EC1

Amend the policy to read as follows:
POLICY EC1: New and Existing Employment Development
The District Council will support proposals for new or expansion of
existing business or industrial development in sustainable locations
that contribute towards the creation and retention of a wide range of
jobs, an increase in higher value employment opportunities and
training provision locally in order to enhance the economic base of
the Plan Area.
This will be achieved by:
•
•

•

•
•
•
•

Supporting the development of sites allocated for future
employment in the Local Plan.
Encouraging the redevelopment, intensification and more
efficient use of existing sites where they are either not fully
utilised or unsuited to modern employment requirements,
particularly those sites located within or serving the Market
Towns and those with good access by a variety of transport
modes.
Protecting existing employment sites and premises in order to
ensure that development would not result in the loss of land
or buildings from employment use unless the proposals accord
with Local Plan Policy EC3 EC2.
Encouraging a greater presence of high value and knowledgebased businesses in the Plan Area.
Encouraging small-scale and start-up businesses, including
through the provision of innovation centres and managed
workspace and small, modern industrial units.
Encouraging office development within the Market Towns in
accordance with identified need.
Encouraging the appropriate expansion of existing businesses
requiring additional space to grow.
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•
•
•
•
•
•

•

•

Supporting visitor-based service sector jobs within the local
tourism industry.
Focussing new retail and leisure development within town
centres to support their vitality and viability.
Improving workforce skills by encouraging the provision of
new training facilities on employment sites.
Encouraging flexible working practices in the interests of
achieving the principles of sustainable development.
Supporting new agricultural development, farm diversification
and other development which supports the rural economy.
Supporting employment development outside of allocated
employment sites but within the built up area when it would
not create harm to the character, appearance or amenity of
the area.
Ensuring that sites proposed for mixed use redevelopment
should aim to provide for at least the same or an increase in
the level of job opportunities as existed when the employment
space was previously used, subject to viability and site specific
circumstances.
Supporting business development within the countryside in
accordance with Policy S5.

Permission will be granted for business or industrial development, or
for the expansion or intensification of existing industrial or business
uses, provided that the proposals would:
• Be of a type and scale of activity that does not harm the
character, appearance or environment of the site or its
surroundings or to the amenity of occupiers of nearby
properties.
• Be accessible by a variety of transport modes, promote
opportunities for sustainable transport and seek minimal
reliance on the private car.
• Have a layout, access, parking, landscaping and facilities that
are appropriate to the site and its surroundings and contribute
to an attractive business environment.
• Enable provision of infrastructure in ways consistent with
cutting carbon dioxide emissions and adapting to changes in
climate (including SUDS, flood risk and green infrastructure).
• Make provision for the expansion of electronic communication
networks including telecommunications and superfast
broadband infrastructure wherever feasible.
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EC2

Amend the policy to read as follows:
POLICY EC2: Employment Land Allocations
The following sites as identified on the Local Plan Policies Proposals
Map will be allocated for employment development (Use Class B1a,
B1b, B1c, B2 and B8).
Site
Reference

Location

EC2(a)

MM44

110

7.16a

Land at Ashbourne
Airfield, Ashbourne (Phase
1)
EC2(b)
Land at Cawdor Quarry,
Matlock
EC2(c)
Land at Halldale Quarry,
Matlock
EC2(d)
Land off Middleton Road /
Cromford Road,
Wirksworth
EC2(e)
Land at Porter Lane /
Cromford Road,
Wirksworth
EC2(f)
Land at Ashbourne
Airfield, Ashbourne (Phase
2)
EC2 (g)
Land at “Pisani Works”
Derby Road, Cromford
EC2 (h)
Land at Porter Lane,
Wirksworth
Insert new paragraph as follows:

Employment Uses
Area (gross)

8ha

B1a, B1b,
B1c, B2, B8

1ha

B1a, B1b,
B1c, B2
B1a, B1b,
B1c
B1a, B1b,
B1c, B2

2ha
2ha
1ha
6-8ha
3ha
0.9ha

B1c
B1a, B1b,
B1c, B2, B8
B1a, B1b,
B1c, B2
B1a, B1b,
B1c, B2

In order to demonstrate effective marketing of a site, applicants will
be required to provide:
a) Evidence of a thorough marketing exercise over at least a 6
month period by a commercial property agent with a good
knowledge of the property and the appropriate local, national,
or niche market for class B use land and premises. Marketing
should include advertising in the local and regional press,
including a minimum of one advert per month in a local
newspaper and a minimum of two adverts over the marketing
period in a relevant national publication; and
b) A copy of the letter of instruction to the property agent(s); and
c) Evidence of marketing the property through the Economic
Development Department of the District Council for at least 6
months; and
51
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7.16a

d) Evidence that the asking price or market rent is the market
value as defined by the RICS “Appraisal and Valuation
Standards” (‘The Red Book’) which must take into account the
property and the planning constraints affecting it; and
e) The methodology used by the surveyor in arriving at a
valuation showing what figure, if any, has been allowed for the
goodwill of a business, for any fixtures and fittings and for the
building itself. The floor area must also be identified so that a
value per unit area can be established for comparison with the
local market; and
f) Written details of all enquiries received and the reasons why
potential buyers / leaseholders found the buildings to be
unsuitable, and why any offers were not accepted.

110

7.17a

Insert new paragraph as follows:
Where it is demonstrated through the marketing exercise and the
viability appraisal that there is no reasonable prospect of a site being
used for continued employment use, applications for alternative uses
of land or buildings will be treated on their merits having regard to
market signals and the relative need for different land uses to support
sustainable local communities.

111

EC4

Amend the policy to read as follows:
POLICY EC4: Retention of Key Employment Sites
The key employment sites listed below and identified on the Local
Plan Proposals Policies Map, will be retained for B Class Employment
Uses. Redevelopment for non-employment uses on these sites will
only be permitted in accordance with Local Plan Policy EC3 EC2.
Site
EC4(a)
EC4(b)
EC4(c)
EC4(d)
EC4(e)
EC4(f)
EC4(g)
EC4(h)
EC4(i)

Location
Ashbourne Airfield Industrial Estate, Ashbourne
Henmore Trading Estate, Ashbourne
Molyneux Business Park, Darley Dale
Land at Porter Lane East, Cromford
Dimple Road Business Park, Matlock
Brookfield Industrial Estate, Tansley
Lime Tree Business Park, Matlock
Scholes Mill, Tansley
Unity Garage, Dale Road, Darley Dale
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7.18
7.18a

(cont’d)

Site
Location
EC4(j)
Kingsfield Industrial Estate, Wirksworth
EC4(k)
Land at Main Street, Middleton by Wirksworth
EC24(l) Ravenstor Industrial Estate, Wirksworth
EC4(m) Rowsley Industrial Estate, Station Close, Rowsley
EC4(n)
Land at Aloca (Formerly Firth Rixon), Darley Dale
EC4(o)
Station Road / Old Road, Darley Dale
EC4(p)
DFS Complex, Darley Dale
Amend paragraph and insert new paragraph to read:
Regenerating an Industrial Legacy
There are a number of existing or large scale former employment
sites across the plan area which are the legacy of a bygone industrial
era and where there is a need for significant regeneration and
investment. In some cases, a mixed-use development can provide
greater benefit to the local community than if the site was retained
solely in employment use. Mixed-use re-development may offer the
opportunity to contribute to the creation of a resilient, higher-value
employment base.
The sites identified below are currently constrained in terms of their
ability to support modern business needs and would benefit from
large scale investment and redevelopment. The regeneration of these
sites for employment or mixed-use development will be supported.

112

EC5

Amend the policy to read as follows:
POLICY EC5: Regenerating an Industrial Legacy
The District Council will seek to maximise the potential of existing
and large scale former employment sites where their infrastructure
and/or premises are no longer suited to meeting the needs of modern
businesses in their present form.
This will be achieved by:
a)
b)

Encouraging proposals for the redevelopment or reuse of
the following sites which are no longer conducive to meeting
the needs of modern businesses in their present form.
Stimulating investment on other industrial legacy constrained
sites in order to encourage their beneficial re-use.
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112

EC5

c)

d)
e)

Encouraging mixed-use developments, which retain or create
employment opportunities on site, particularly those that
support local economic growth sectors or create higher wage,
higher skilled jobs.
Ensuring that any buildings or features of acknowledged
heritage value are retained or reused where viable and feasible.
Encouraging proposals for the redevelopment or reuse of
industrial legacy sites for employment use.

The regeneration of the following sites as identified on the Policies
Map will be supported:
Matlock
• Cawdor Quarry
• Halldale Quarry
Wirksworth
• Land at Middleton Road
• Middle Peak Quarry
Detailed policy requirements associated with the above sites,
including appropriate uses, are provided through the Strategic
Development Site Allocations Policies in the Plan.
MM47

113

EC6

Amend the policy to read as follows:
POLICY EC6: Town and Local Centres
The District Council will seek to maintain and where possible, enhance
the vitality and viability of town centres, district centres and local
centres as defined on the Policies Map in accordance with their
function, scale and identified development needs.
Town centre uses will be located according to the Retail Hierarchy as
follows:
a)
b)
c)
d)

Principal Town Centres: Matlock, Ashbourne, Wirksworth
Small Town Centres : Matlock Bath
District Centres: Darley Dale, Cromford
Local Centres
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113

EC6

This will be achieved by:
•
•

•

•

•

•
•
•
•

Permitting appropriate retail, leisure, and other commercial
development in centres of a scale and type appropriate to the
role and function of that centre.
Strengthening the vitality and viability and enhancing consumer
choice in town centres by supporting the provision of new retail
floor space consistent with their function and scale in accordance
with identified needs.
Requiring major town centre use developments (including large
extensions to existing stores) of 300 square metres (net sales for
A1) or more outside the defined centres of Matlock, Darley Dale,
Wirksworth and Ashbourne to comply with the sequential
approach to site selection. Applicants should demonstrate that
there are no suitable and available sites within the defined
centre that could accommodate development. Preference will be
given to accessible, edge-of-centre sites that are well related to
the town centre and accessible by public transport. Out-of-centre
proposals will only be supported when there are no suitable incentre or edge-of-centre sites available.
Requiring proposals for town centre uses of 300 square metres
(net sales for A1) or more outside the defined centres of Matlock,
Darley Dale, Wirksworth and Ashbourne to be supported by an
impact assessment. Developer contributions may be sought to
mitigate identified impacts on defined centres where
appropriate. Proposals with a significant adverse impact will be
refused.
Creating safe, attractive and accessible town, district and local
centres, providing a good range of shopping, food and drink uses,
services, offices, and entertainment, leisure and cultural facilities,
and high quality public spaces.
Proposals that would create a concentration of evening economy
uses (A3, A4 & A5) that would give rise to social and
environmental issues will not be supported.
Ensuring that there are adequate parking facilities in suitable
locations to serve town centre developments and they are
accessible by public transport, walking and cycling.
Town centre regeneration proposals should seek to connect to
and where appropriate, improve existing or proposed Public
Rights of Way and multi-user trails.
Ensuring that there is adequate provision for servicing and
deliveries.
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EC6

•

•
•
•

•

Supporting proposals that seek to deliver qualitative
environmental improvements and support the local
distinctiveness of town centre environments through high quality
design.
Supporting proposals that would help to deliver regeneration
programmes and implement relevant town centre initiatives.
Requiring active ground floor frontages to be maintained and
created within town centres with appropriate town centre uses.
Protecting the vitality and viability of the facilities within local
centres by supporting proposals for town centre uses, including
retail, leisure and office development of less than 200 300 square
metres (net sales area). Proposals above this threshold should
comply with the identified sequential test and impact assessment
requirements. Applications for a change of use from A1 retail
within these centres should demonstrate that the current use is
no longer required to serve the local community and is not
viable.
The vitality and viability of the main town centres will be
supported by the designation of Primary Shopping Areas and
primary frontages within each town centre.

The extent of the Town Centres and the Primary
Shopping Areas frontages are defined on the Policies Maps. For the
purposes of retail impact assessments and sequential site
assessments in Matlock, Ashbourne and Wirksworth the town centre
boundary denotes the defined centre.
N.B. This policy will only apply insofar as it is consistent with any
permanent or temporary provisions for changes of use permissible
under the Town and Country Planning (General Permitted
Development) Order (as amended).
MM48

115

7.28

Amend paragraph to read as follows:
The appropriateness of non-shopping uses in the town centres of
Ashbourne, Matlock, Matlock Bath and Wirksworth will be considered
on their merits and care will be taken to ensure that changes from
shopping to non-shopping uses do not undermine the vitality of a
centre as a whole particularly within defined ‘primary frontages’. In
coming to decisions on whether non-shopping uses will be
acceptable, the Council will consider the proportion of shop uses
within a centre, the nature of the shops in the centre or in a particular
frontage, the quality of the unit in question, and whether it has
market potential for continued use as a shop.
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115

EC7

Amend the policy to read as follows:
POLICY EC7: PRIMARY SHOPPING FRONTAGES
Primary shopping frontages are designated within the main town
centres of Matlock, Matlock Bath, Ashbourne and Wirksworth as
identified on the Policies Map.
In the primary shopping frontage area, proposals for changes of use
to A1 retail will be supported. Changes of use proposals from A1 retail
to other town centre uses will only be permitted where it will not
create a concentration of non-shopping uses and result in an
unacceptable change in the retail character of the immediate area or
have an adverse effect on the vitality or viability of the town centre.
Proposals for residential use at ground floor level in primary frontages
will not be supported. Any non-A1 use must be complementary to
adjacent shopping uses in terms of its operational characteristics and
retain a display frontage appropriate to a shopping area.

MM49

117

EC8

N.B. This policy will only apply insofar as it is consistent with any
permanent or temporary provisions for changes of use permissible
under the Town and Country Planning (General Permitted
Development) Order (as amended).
Amend the policy to read as follows:
POLICY EC8: Promoting Peak District Tourism and Culture
The District Council will support the development of Peak District
tourism and culture.
This will be achieved by:
•
•
•

Strengthening the tourism role of the Plan Area by supporting
and supplementing the tourism offer of the Peak District
National Park.
Supporting tourism and provision for visitors which is
appropriate to the settlements and countryside and consistent
with environmental objectives.
Retaining and enhancing existing serviced accommodation in
towns and villages and supporting the provision of new
serviced accommodation particularly hotel accommodation in
order to encourage overnight visitor stays.
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EC8

•
•

•
•

•

•

Maintaining and where possible enhancing existing tourist,
visitor cultural and recreational facilities.
Encouraging the provision of new visitor and cultural
attractions and facilities that expand the breadth and quality
of the tourism offer without prejudice to the character of the
Peak District.
Supporting the growth of the Derwent Valley Mills World
Heritage Site as a tourist destination.
Supporting new tourist provision and initiatives in towns and
villages, and in the countryside through the reuse of existing
buildings or as part of farm diversification in accordance with
Local Plan Policy EC10 EC9, particularly where these would
also benefit local communities and support the local economy.
Supporting measures within the Plan Area which would relieve
tourist pressures on the most sensitive areas of the Peak
District National Park and which would protect and enhance
vulnerable habitats and landscapes.
Supporting measures which encourage cycle tourism.

Where development (excluding chalet accommodation, caravan and
camp site developments), accords with any of the principles listed
above, it will only be permitted if:
a) the scale and nature of the activity is appropriate to its
location;
b) it supports sustainable rural tourism; site is in a sustainable
location and is capable of being accessed by a variety of means
of transport in order to encourage sustainable tourism;
c) the location is capable of accommodating increased numbers
of visitors without detriment to road safety or congestion;
d) there is no detrimental impact on the character of the local
landscape and/or nearby settlements.
MM50

119

EC10

Amend the policy to read as follows:
POLICY EC10: Farm Enterprises and Diversification
Development which forms part of a farm diversification scheme will
be permitted where the proposal can demonstrate the viability of
farming through helping to support, rather than replace or prejudice,
farming activities on the rest of the farm and promotes the use of
farming practices that have a positive impact on the environment.
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EC10

In addition, the following criteria must be complied with:
a)
b)
c)
d)

e)

MM51

122

DS1

the proposed development will stimulate new economic activity
with a use compatible with its location, which maintains the
relative sustainability of a rural area;
any new buildings are appropriate in scale, form, impact,
character and siting to their rural location;
wherever possible new or replacement buildings should be
located within or adjoining an existing group of buildings;
the proposed development will not generate traffic of a type or
amount inappropriate for the rural roads affected by the
proposal, or require improvements or alterations to these roads
which could be detrimental to their character;
wherever possible the proposed development makes full and
effective use of existing buildings in preference to the
construction of new buildings.

Amend the policy to read as follows:
POLICY DS1: Land at Ashbourne Airfield (Phase 1), Ashbourne
Land amounting to 39.35 hectares is allocated for a mixed use
development (Policy EC2(a)) comprising approximately 367 dwellings
and 8 hectares of employment land (predominantly Use Class B1
Business and B2 General Industry uses with any Use Class B8 Storage
and Distribution being ancillary to these uses) (6 hectares of B2
development and 2 hectares of B1(b) / B1(c) development) at
Ashbourne Airfield as defined on the Policies Map. Development will
be subject to compliance with adopted Local Plan policies and:
•

A comprehensive layout and site masterplan for the
development incorporating community facilities proportionate
to serve the needs of future residents of the site including a
mixed use hub providing some or all of the following uses:
a)
Use Class A1 Retail / A2 Financial and Professional (no
single unit in excess of 300m² and not more than 500m² in
total).
b)
Use Class A3 restaurants/café(s) / A4 drinking
establishments (not more than 500m² in total and no
more than one drinking establishment).
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c)

DS1

•

•

•

•

•
•
•
•
•
•

Use class D1 non-residential institution/community
facilities (up to 750m²), and an enterprise centre
incorporating small start-up office units (not more than
500m² in total)
Preparation of a detailed phasing programme covering the
entire site, such a programme to ensure the provision of the
employment development and residential development
concurrently or as otherwise agreed with the District Council.
The provision of a new access to serve the comprehensive
development comprising a new junction from the A52; a new
access road to serve the business park which shall link through
to Blenheim Road; a new internal road layout to serve the
development incorporating footpaths and cycle paths. No more
than 75 dwellings to be erected and occupied before the link to
Blenheim Road has been laid out and constructed.
Preparation of a Transport Assessment and Travel Plan,
including full highways design, specific consideration of public
transport routes and subsidies, improvements to existing and
development of new pedestrian / cycle routes. Provision for
public transport, cycle and pedestrian routes to Ashbourne
town centre.
Provision of a comprehensive landscaping plan including the
retention of landscape features to the northern and eastern site
boundaries, the provision of a substantial landscape buffer
between existing and new development; Bradley Wood and the
surrounding countryside and the enhancement of Green
Infrastructure linkages.
The provision of a landscape bund alongside the south eastern
and north eastern boundaries of Vital Earth at least 7.5m in
height topped with 2m acoustic fencing.
The provision of a landscaped buffer to the rear of existing
properties on Lady Hole Lane. No development shall take place
on land south east of Lady Hole Lane.
The provision of tree planting along the south western
boundary of the site (parallel with the A52).
Development shall have regard to the proximity of existing uses
and the need to ensure adequate environmental safeguarding.
The provision of an area reserved for wildlife along the north
eastern boundary.
Provision of public open space and green infrastructure on site
with links established to the wider countryside.
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•
•
•

•
•
•
•

MM52

123

DS2

Provision of the required proportion of affordable housing and
provision of an appropriate mix of housing types to meet the
needs of the community.
A desk and field based archaeological assessment of the site,
including the identification of appropriate mitigation measures
as required.
A site specific Flood Risk Assessment in accordance with the
findings of the Derbyshire Dales Strategic Flood Risk
Assessment, incorporating Surface water control measures
(SUDS) throughout the development.
Developer contribution towards the provision of infrastructure,
educational services and other community services including
open space, as required.
An Ecological Assessment (i.e. desk and field based
assessments,
habitats/species
assessments/mitigation
proposals).
A contamination and ground condition survey.
Development shall have regard to the need to ensure sufficient
capacity in the local sewage network and receiving sewage
treatment works.

Amend the policy to read as follows:
POLICY DS2: Land to the Rear of Former RBS premises, Darley Dale
Land amounting to 4.41 hectares is allocated for residential
development (Policy HC2 (j)) comprising approximately 135 143
dwellings at land to the rear of the former RBS premises, Darley Dale,
as defined on the Policies Proposals Map. Development will be
subject to compliance with adopted Local Plan policies and:
• A comprehensive layout and site masterplan for the development
incorporating community facilities proportionate to serve the
needs of the local community including a new Darley Dale Medical Centre.
• Provision of a new access to serve the comprehensive
development comprising a new junction on the A6 frontage.
Preparation of a Transport Assessment and Travel Plan, including
full highways design, specific consideration of public transport
routes, improvements to existing and development of new
pedestrian / cycle routes.
• Provision of the required proportion of affordable housing and
provision of an appropriate mix of housing types to meet the
needs of the community.
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DS2

• A comprehensive landscaping plan, including the retention of key
landscape features including the retention of an open frontage to
the A6 and along the existing DFS access road.
• Provision of a comprehensive landscaping plan with provision of
public open space and green infrastructure on site with links
established to the wider countryside.
• A desk and field based archaeological assessment and buildings
appraisal. The development scheme should have due regard to the
course of the Warney Brook and Mill Lade and to any resultant
archaeological interest.
• A site specific Flood Risk Assessment in accordance with the
findings of the Derbyshire Dales Strategic Flood Risk Assessment.
• Developer contribution towards the provision of infrastructure,
educational services and other community services including open
space, as required.
• Ecological Assessment (i.e. desk and field based assessments,
habitats/species assessments/mitigation proposals).
• Development shall have regard to the need to ensure sufficient
capacity in the local sewage network and receiving sewage
treatment works.

MM53

126

DS4

Amend the policy to read as follows:

(cont’d)

POLICY DS4: Land off Gritstone Road/Pinewood Road, Matlock
Land amounting to 24.16 hectares is allocated for residential
development (Policy HC2 (u)) comprising approximately 430 dwellings
on land off Gritstone Road and Pinewood Road, Matlock, as defined
on the Policies Proposals Map. Development will be subject to
compliance with adopted Local Plan policies and:
•

•

Preparation of a comprehensive layout and site Masterplan for
the development which provides for no built development
(except essential flood risk and highway infrastructure) on the
upper northern slopes beyond the extent of the protected
Derwent Valley Aqueduct on the western side of the site (west
of the existing Reservoir). The scheme should incorporate
community facilities proportionate to serve the needs of
future residents of the site.
The scheme should incorporate community facilities including
a local centre, proportionate in size to serve the needs of
future residents of the site.
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•

•

•
•

•
•

•
•

•
•

Preparation of a phasing plan to secure the provision of a link
road through the development from East to West (Gritstone
Road to Pinewood Road) to be completed before 150
dwellings are constructed on the site to Gritstone Road within
the first phase of development and to secure any required
improvements to Gritstone Road.
Preparation of a Transport Assessment and Travel Plan,
including full highways design, specific consideration of public
transport routes, improvements to existing and development
of new pedestrian / cycle routes.
Provision of the required proportion of affordable housing and
provision of an appropriate mix of housing types to meet the
needs of the community.
A comprehensive landscaping plan, including the retention of
existing dry stone walls as features within open space network.
Woodland planting to be retained to screen development to
the northern boundary.
Provision of open space and green infrastructure on site with
links established to the wider countryside.
A Historic Environment Assessment. The scheme should
consider the impact of development on the setting of heritage
assets, including the setting of the Grade II Listed Wolds
Farmhouse and the identification of appropriate mitigation
measures as required.
A desk and field based archaeological assessment, including
the identification of appropriate mitigation measures as
required.
A site specific flood risk assessment in accordance with the
findings of the Derbyshire Dales Strategic Flood Risk
Assessment and focuses on the other sources of flooding
(including surface water and groundwater). Development shall
have regard to the need to ensure sufficient capacity in the
local sewage network and receiving sewage treatment works.
Developer contribution towards the provision of
infrastructure, educational services and other community
services including open space, as required.
Ecological Assessment (i.e. desk based and field based
assessments,
habitats/species
assessments/mitigation
proposals).
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DS5

Amend the policy to read as follows:
POLICY DS5: Land at Halldale Quarry/Matlock Spa Road, Matlock
Land amounting to 27 hectares is allocated for mixed use
development (Policy HC2(t) and Policy EC2(c)) comprising
approximately 220 dwellings and 2 hectares of employment land at
Halldale Quarry/ Matlock Spa Road, Matlock, as defined on
the Policies Proposals Map. Development will be subject to
compliance with adopted Local Plan policies and:
• Preparation of a comprehensive layout and site masterplan for the
development incorporating community facilities proportionate to
serve the needs of future residents of the site.
• Preparation of a detailed phasing programme covering the entire
site, such a programme to ensure the provision of the employment
development and residential development concurrently or as
otherwise agreed with the District Council.
• Preparation of a Transport Assessment and Travel Plan, including
full highways design, specific consideration of public transport
routes, improvements to existing and development of new
pedestrian / cycle routes and implementation of measures to
deter traffic diverting through Oker and Snitterton.
• Provision of crossing facilities across Matlock Spa Road and the
provision of footways up to and into the site.
• Provision of the required proportion of affordable housing and
provision of an appropriate mix of housing types to meet the
needs of the community.
• Provision of a comprehensive landscaping plan, including the
retention of key landscape features.
• Preparation of a scheme to address the impact of development on
visual amenity including potential light pollution.
• Provision of open space and green infrastructure on site with links
established to the wider countryside.
• The submission of an air quality assessment and hydrological and
hydrogeological assessment which identifies any potential effects,
and any mitigation measures necessary to avoid adverse effects on
the integrity of the Peak District Dales SAC either as a standalone
development or in combination with other plans or projects.
• The submission of an assessment of the potential effects from
recreation by future residents of the development on Peak District
Dales SAC and any mitigation measures necessary to avoid adverse
effects on the integrity of the Peak District Dales SAC either as a
standalone development or in combination with other plans or
projects.
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DS5

• A site specific Flood Risk Assessment in accordance with the
findings of the Derbyshire Dales Strategic Flood Risk Assessment.
• Development shall have regard to the need to ensure sufficient
capacity in the local sewage network and receiving sewage
treatment works.
• Developer contributions towards the provision of infrastructure,
educational services and other community services including open
space as required.
• Ecological Assessment (i.e. desk and field based assessments,
habitats/species assessments/mitigation proposals).
• Contamination and ground condition survey, and in the event that
remedial works are required the extent of any mitigation measures
to enable the site to be brought forward for development.
• Development shall have regard to the impact on the existing
mineral resource.
• Provision of a comprehensive landscape and biodiversity
mitigation plan, including the retention of key landscape and
ecological features.

MM55

129

DS6

Amend the policy to read as follows:

(cont’d)

POLICY DS6: Land off Middleton Road/Cromford Road, Wirksworth
Land amounting to 9.46 hectares is allocated for mixed use
development (Policy HC2(aa) and Policy EC2(d)) comprising
approximately 150 126 dwellings and 2 hectares of employment land
at land off Middleton Road/Cromford Road, Wirksworth, as defined
on the Policies Proposals Map. Development will be subject to
compliance with adopted Local Plan policies and:
•
•

•

•

A comprehensive layout and site masterplan for the
development.
Preparation of a detailed phasing programme covering the
entire site, such a programme to ensure the provision of the
employment development and residential development
concurrently or as otherwise agreed with the District Council.
Preparation of a Transport Assessment and Travel Plan,
including full highways design, specific consideration of public
transport routes, improvements to existing and development of
new pedestrian / cycle routes.
Provision of enhanced pedestrian crossing facilities on the
B5036.
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•
•

•
•

•

•
•

•
•

•
•

•

Provision of the required proportion of affordable housing and
provision of an appropriate mix of housing types to meet the
needs of the community
Provision of a comprehensive landscaping plan, which
includes including the retention of landscape and ecological
features and including the provision of a substantial landscape
buffer between the development and Local Wildlife Site DD451,
which sits within the north-western boundary of the site, and
compensation for any residual biodiversity impacts at the site.
Provision of open space and green infrastructure on site with
links established to the wider countryside.
The submission of an air quality assessment which identifies any
potential effects, and any mitigation measures necessary to avoid
adverse effects on the integrity of the Gang Mine SAC either as a
standalone development or in combination with other plans or
projects.
The submission of an assessment of the potential effects from
recreation by future residents of the development on Gang
Mine SAC and any mitigation measures necessary to avoid
adverse effects on the integrity of the Gang Mine SAC either as
a standalone development or in combination with other plans
or projects.
A desk and field based archaeological assessment.
The submission of a Historic Environment Assessment. The
scheme should include consideration of the effects
of development on the setting of Wirksworth and Middleton
Conservation areas.
A site specific Flood Risk Assessment in accordance with the
findings of the Derbyshire Dales Strategic Flood Risk Assessment.
Site specific hydrogeological assessment into the potential
impacts of the development and mitigation measures required
to ensure the ongoing protection of groundwater in the
underlying Source Protection Zone 1 of a public water supply.
Developer contributions towards the provision of infrastructure,
educational services and other community services including
open space as required.
Developer contributions towards the provision of infrastructure
and other community facilities including the provision of a
replacement primary school for Wirksworth, biodiversity
compensation and the appropriate amount of open space.
Ecological Assessment (i.e. desk and field based assessments,
habitats/species assessments/mitigation and mitigation and
compensation proposals).
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MM56

131

DS7

(cont’d)

•

Contamination and ground condition survey, and in the event
that remedial works are required the extent of any mitigation
measures to enable the site to be brought forward for
development.
• The submission of a Heritage Impact Assessment (HIA) to assess
the impact of development on the Derwent Valley Mills World
Heritage Site and/or its Buffer Zone and its Outstanding
Universal Value.
Amend the policy to read as follows:
POLICY DS7: Land at Middle Peak Quarry, Wirksworth
Land amounting to 62.0 hectares is allocated for mixed use
development (Policy HC2(bb)) comprising approximately 645
dwellings, convenience ‘local centre’ retail facilities, Use Class B1
Office Accommodation and community facilities at Middle Peak
Quarry, Wirksworth, as defined on the Policies Proposals Map.
Development will be subject to compliance with adopted Local Plan
policies and:
• A comprehensive layout and site masterplan for the
development.
• Preparation of a detailed phasing programme covering the
entire site to include the provision of a local centre circa 280
square metres (net sales area), such a programme to ensure the
provision of the employment development and residential
development concurrently or as otherwise agreed with the
District Council.
• Preparation of a Transport Assessment and Travel Plan,
including full highways design, specific consideration of public
transport routes, improvements to existing and development of
new pedestrian / cycle routes.
• Provision of enhanced pedestrian crossing facilities on the
B5023 B5036.
• Provision of the required proportion of affordable housing and
provision of an appropriate mix of housing types to meet the
needs of the community.
• Provision of a comprehensive landscaping plan, including the
retention of landscape and ecological and geological features.
• Provision of open space and green infrastructure on site with
links established to the wider countryside.
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• The submission of an air quality assessment which identifies
any potential effects, and any mitigation measures necessary to
avoid adverse effects on the integrity of the Gang Mine SAC
either as a standalone development or in combination with
other plans or projects.
• The submission of an assessment of the potential effects from
recreation by future residents of the development on Gang
Mine SAC and any mitigation measures necessary to avoid
adverse effects on the integrity of the Gang Mine SAC either as
a standalone development or in combination with other plans
or projects.
• A desk and field based archaeological assessment.
• The submission of an Historic Environment Assessment. The
scheme should include consideration of the effects
of development on the setting of Wirksworth and Middleton
Conservation Areas.
• A site specific Flood Risk Assessment in accordance with the
findings of the Derbyshire Dales Strategic Flood Risk
Assessment.
• Site specific hydrogeological assessment into the potential
impacts of the development and mitigation measures required
to ensure the ongoing protection of groundwater in the
underlying Source Protection Zone 1 of a public water supply.
• Developer contributions towards the provision of
infrastructure, and other community facilities including the
provision of a replacement primary school for Wirksworth, onsite retail provision and the appropriate amount of open space.
• Ecological Assessment (i.e. desk and field based assessments,
habitats/species assessments/mitigation and mitigation and
compensation proposals).
• Contamination and ground condition survey, and in the event
that remedial works are required the extent of any mitigation
measures to enable the site to be brought forward for
development.
• Development shall have regard to the impact on the existing
mineral resource.
• Developer contributions to address any net loss of biodiversity
within the site through off-site biodiversity compensation.
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CHAPTER EIGHT : STRATEGIC SITE ALLOCATIONS
MM57

132

DS8

Amend the policy to read as follows ( a consequential amendment
will also be required to para 8.30):
POLICY DS8: Land at Ashbourne Airfield (Phase 2), Ashbourne
Land amounting to 58.68 49.93 hectares is allocated for a mixed use
development
(Policy HC2(c) and Policy EC2(f)) comprising
approximately 1100 dwellings and 6-8 hectares of employment land at
Ashbourne Airfield as defined on the Policies Proposals Map.
Development will be subject to compliance with adopted Local Plan
policies and:
• A comprehensive layout and site masterplan for the
development incorporating community / educational facilities
proportionate to serve the needs of future residents of the site.
• Preparation of a detailed phasing programme covering the entire
site, such a programme to ensure the provision of the
employment development and residential development
concurrently or as otherwise agreed with the District Council.
• Preparation of a Transport Assessment and Travel Plan, including
full on-site and off-site highways design, specific consideration of
public transport routes and subsidies, improvements to existing
and development of new pedestrian / cycle routes. Provision for
public transport, cycle and pedestrian routes to Ashbourne town
centre.
• Provision of a comprehensive landscaping plan, including the
retention of landscape and ecological features.
• Provision of open space and green infrastructure on site with
links established to the wider countryside.
• Development shall have regard to the proximity of existing uses
and the need to ensure adequate environmental safeguarding.
• Provision of the required proportion of affordable housing and
provision of an appropriate mix of housing types to meet the
needs of the community.
• A desk and field based archaeological assessment of the site
including the identification of appropriate mitigation measures as
required.
• A site specific Flood Risk Assessment in accordance with the
findings of the Derbyshire Dales Strategic Flood Risk Assessment,
incorporating Surface water control measures (SUDS) throughout
the development.
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CHAPTER EIGHT : STRATEGIC SITE ALLOCATIONS
MM57

132

DS8

MM58

134

DS9

(cont’d)

• Developer contribution towards the provision of infrastructure,
educational services and other community services including
open space, as required.
• An Ecological Assessment (i.e. desk and field based assessments,
habitats/species assessments/mitigation proposals).
• A contamination and ground condition survey.
Amend the policy to read as follows:
POLICY DS9: Land at Cawdor Quarry, Matlock
Land amounting to 28.44 hectares is allocated for mixed use
development (Policy HC2(cc) and EC2 (b)) comprising approximately
470 dwellings and 1 hectare of employment land at land at Cawdor
Quarry, including land at the former Permanite works as defined on
the Policies Proposals Map. Development will be subject to
compliance with adopted Local Plan policies and:
•
•

•

•

•

•
•
•

A comprehensive layout and site masterplan for the
development.
Preparation of a detailed phasing programme covering the
entire site, such as a programme to ensure the provision of
employment development and residential development
concurrently or as otherwise agreed with the District Council.
Preparation of a Transport Assessment and Travel Plan,
including full highways design, specific consideration of public
transport routes, improvements to existing and development
of new pedestrian /cycle routes, implementation of measures
to deter traffic diverting through Oker and Snitterton and
exclusion of any vehicular access from the West of the site.
Provision of the required proportion of affordable housing and
provision of an appropriate mix of housing types to meet the
needs of the community.
Provision of a comprehensive landscaping plan, including the
retention of key landscape and ecological and
geological features.
Provision of open space and green infrastructure on site with
links established to the wider countryside.
A desk and field based archaeological assessment.
The submission of an Historic Environment Assessment to
consider the impact of development on the setting
of Snitterton Hall and other heritage assets in the vicinity of
the site.
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CHAPTER EIGHT : STRATEGIC SITE ALLOCATIONS
MM58

(cont’d)

134

DS9

•
•

•

•

•

Preparation of a scheme to address the impact of
development on visual amenity including light pollution.
A site specific Flood Risk Assessment in accordance with the
findings of the Derbyshire Dales Strategic Flood Risk
Assessment.
Developer contributions towards the provision of
infrastructure, educational services and other community
services including open space green space and biodiversity as
required.
Ecological Assessment (i.e. desk and field based assessments,
habitats/species assessments/mitigation proposals and
mitigation and compensation proposals.)
Contamination and ground condition survey, and in the event
that remedial works are required the extent of any mitigation
measures to enable the site to be brought forward for
development.

CHAPTER NINE : IMPLEMENTATION AND MONITORING
MM59

135

Para 9.2

Amend paragraph and insert new paragraph as follows:
A key part of implementing the Local Plan is ensuring that
infrastructure is delivered alongside new development. A separate
Infrastructure Delivery Plan (IDP) has been published alongside this
Local Plan which and sets out how this can be achieved. The IDP will
be reviewed and updated as necessary to monitor the delivery of
infrastructure. and to include any further requirements identified
through future Development Plan Documents.
In addition, the District Council is committed to the publication an
Authority Monitoring Report (AMR) in December each year. The
purpose of the AMR is to show how the implementation of policies in
the Local Plan is progressing.
In addition the AMR will specifically include:
• Progress against the delivery of projects identified in the
Infrastructure Delivery Plan.
• Funding secured and allocated through s.106 agreements.
• Funding secured and allocated through the Community
Infrastructure Levy (CIL).
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CHAPTER NINE : IMPLEMENTATION AND MONITORING
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135

New Para
9.3a

Insert new paragraph after paragraph 9.3 to read as follows:
Housing Implementation Strategy
The National Planning Policy Framework requires local planning
authorities to set out a housing implementation strategy within the
Local Plan which demonstrates how a five-year supply of housing land
is to be maintained in order to meet the required housing target.
In this regard, the District Council will continually monitor housing
supply and delivery against an annual average of 284 dwellings per
annum, applying as it stands a buffer of 20% in accordance with
paragraph 47 of the Framework and the Sedgefield Method of
calculating land supply, in order to meet Objectively Assessed Housing
Needs and will report this in the Authority Monitoring Report.
Monitoring will include updating the housing trajectory and the 5 year
housing land supply position. In the event that monitoring identifies
that the housing strategy is not being delivered in accordance with
the Sedgefield Method, the District Council will investigate the
reasons for this and take appropriate action depending on the
circumstances. Such action may, for example, include a policy review
or intervention measures through LEP’s etc.
Reasonable judgement will be required in determining what
appropriate action should be taken, including identifying the reasons
for any under-delivery and whether it is due to factors outside the
planning system. Under performance in a single year is unlikely to
require immediate intervention, whereas persistent under-delivery
would require more comprehensive assessment particularly where
there are likely to be adverse implications for the five year housing
land supply and/or the longer term delivery of the plan-period
housing target. In this context, under-delivery in circa 65% (two
thirds) of monitoring years would constitute persistent under-delivery
as advised by the Local Plans Expert Group Report (March 2016).
As part of the Housing Implementation Strategy, the following
information will be monitored and reported in the AMR:
a)
b)
c)
d)

Cumulative net completions
Number of permissions granted
Total net completions for the previous year
Five year housing land supply
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MM60

e)
f)
g)
h)
i)

(cont’d)

Number of windfall dwellings permitted
Gross annual affordable housing completions
Total completions on affordable housing exception sites
Total affordable homes completed
Accommodation for older persons permitted.

Appendix 3: Housing Trajectory
MM61

178

Appendix 3

Insert updated housing trajectory.

BACK TO REPORT
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Appendix 3

Examination into the Derbyshire Dales Local Plan

SCHEDULE OF ADDITIONAL MODIFICATIONS
July 2017
This schedule includes all ‘additional modifications’ to the Derbyshire Dales Pre-Submission Draft
Local Plan (August 2016) (Examination Library ref. SD01). These changes to the Plan are not
considered by the Local Plan Inspector to be necessary to rectify matters of soundness and/or
legal compliance.
Additional modifications are proposed without prejudice to the Inspector’s final conclusions on
the Local Plan which will be informed by all representations submitted in response to this
consultation.
Each modification has a unique reference number shown in the left-hand column of the schedule.
All additional modifications are listed together in Plan order to make it easier to read them
alongside the Derbyshire Dales Local Pre-Submission Draft Local Plan (August 2016). This schedule
should also be read alongside the schedule of Main Modifications (Examination Library ref.
EX/36), Derbyshire Dales Local Plan – Schedule of Modifications to the Policies Maps and Diagrams
document (Examination Library ref. EX/38) and Sustainability Appraisal and Habitats Regulations
Assessment Screening of the Main Modifications to the Local Plan (Examination Library ref. EX/39).
The modifications are expressed either in the conventional form of strikethrough for deletions
and underlining for additions of text, or by specifying the modification in words in italics. The page
numbers and paragraph numbering refer to the Derbyshire Dales Pre-Submission Draft Local Plan
(August 2016).
Representations should be submitted to the District Council via the online consultation form,
see www.derbyshiredales.gov.uk/mainmods , or by email or post using the details given below.
Representations on the additional modifications should specify the modification number.
Email: localplan@derbyshiredales.gov.uk
Post: Planning Policy Section, Derbyshire Dales District Council, Town Hall, Matlock, Derbyshire,
DE4 3NN
The deadline for the receipt of comments is the 14th August 2017, closing at 5pm.
More detail and information is provided in the Statement of Representations Procedure.
Additional guidance is also provided at the venues and website listed above.
PLEASE NOTE: feedback is only sought on identified modifications. Comments should not be
submitted regarding other matters that have already been considered by the Inspector.
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Chapter One : Introduction
AM1

3

1.1

Amend paragraph as follows:
The Derbyshire Dales Local Plan is a very important document,
as it sets out the overall vision, objectives, and policies for the
future development of the parts of the Derbyshire Dales that lie
outside the Peak District National Park. The Local Plan is the
only higher level development plan document for the area and
should be considered alongside any adopted Neighbourhood
Plans that may come forward during the plan period 2013-2033.

AM2

3

1.6

Amend paragraph as follows:
The Plan has a start date or baseline of April 2013. Advice in the
NPPF is that Local Plans should be drawn up over an appropriate
time scale, preferably a 15-year time horizon, and take account
of longer term requirements. The current forecast adoption
date for the Derbyshire Dales Local Plan is Summer 2017.
Accordingly, tThis Plan is intended to cover the period 2013 to
2033.

AM3

3

1.8

Amend paragraph as follows:
The Derbyshire Dales Local Plan has been prepared by working
closely with partner organisations, including the Peak District
National Park Authority, local communities and agencies, and
following consultation with local communities Extensive
consultation has been undertaken across the plan area. In
preparing the Local Plan consideration has also been given to
the plans and strategies of neighbouring authorities, along with
other plans which will ultimately form part of the Development
Plan for the Derbyshire Dales, for instance the emerging Derby
and Derbyshire Minerals Plan and Derby and Derbyshire Waste
Plan.

AM4

6

1.21

Amend paragraph as follows;
As a plan or project which may have a significant effect on a
European sites (Special Protection Areas (SPAs) and Special
Areas of Conservation (SACs)) the Derbyshire Dales Local Plan
has been subject to a Habitats Regulations Assessment (HRA) as
required under the EU Habitats Directive (92/43/EEC). Its
purpose is being to determine whether or not any significant
effects are likely to be generated and to identify ways in which
they can be avoided.
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Chapter One : Introduction
AM5

7

1.25 –
1.28

Delete paragraphs.
Purpose of the Document
In November 2015 public consultation took place on the Key
Issues to be addressed in the Local Plan and a leaflet sent to all
households in the District. A total of 405 responses were
received to the consultation from individuals, Parish Councils,
Agents and Developers. The outcomes of this and the extent of
the evidence base has influenced the contents of this document.
In April 2016 the Derbyshire Dales Draft Local Plan was subject
to a period of six weeks public consultation. The Derbyshire
Dales Draft Local Plan built upon the responses to the Key Issues
consultation and included draft policies and proposals which
sought to set out how the District Council would meet its future
needs for the period up to 2033.
Taking account of the comments received on the Derbyshire
Dales Draft Local Plan this document sets out the District
Council’s preferred policies and proposals which it considers are
appropriate for setting the planning framework for the area for
the period up to 2033, and which is appropriate for submission
to the Secretary of State for Examination in Public.
The purpose of this document is to give local people and
stakeholders a chance to comment on whether the Derbyshire
Dales Pre Submission Draft Local Plan is considered to be
“sound” and has been prepared in accordance with the
statutory requirements of Legislation. The policies and
proposals in the Local Plan should be read as a whole. All the
relevant policies will be taken into consideration when
determining a planning application.

AM6

7

1.29 - 1.30

Delete paragraphs.
Have Your Say
The consultation period on this Pre Submission Draft Local Plan
runs for six weeks from 11th August 2016 to 22nd September
2016.
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Chapter One : Introduction
AM6

(cont’d)

7

1.29 - 1.30

If you would like submit your views on the “soundness” of the
Derbyshire Dales Pre Submission Draft Local Plan and the extent
to which you consider that the Plan has been prepared in
accordance with the statutory requirements of Legislation, you
may do so by completing the online representation form which
can be found on the District Council’s website:
www.derbyshiredales.gov.uk/LocalPlan

AM7

7

1.31 –
1.36

Delete paragraphs.
What Happens Next?
The representations and comments made during consultation
on the Derbyshire Dales Local Plan Pre Submission Draft Plan
will be reviewed and any modifications made, where the District
Council considers it necessary and appropriate to do so.
The District Council will then submit the Local Plan along with
other required documents to the Secretary of State for his
consideration. A Planning Inspector will be appointed by the
Secretary of State to undertake an Examination in Public to
determine whether the Plan is considered to be ‘sound’.
It is anticipated that the Plan will be subject to an Examination
in Public in Spring 2017 and be adopted in Summer 2017.
Once the Plan has been adopted, existing Supplementary
Planning Documents will need to be revised. These will be
subject to their own consultation and provide further detailed
guidance on the operation of the policies contained within the
Plan.
Progress against the policies and proposals within the Plan will
be included within the District Council’s Authority Monitoring
Report.
Upon adoption of the Derbyshire Dales Local Plan all existing
policies within the adopted Derbyshire Dales Local Plan
(November 2005) will be superseded by those contained within
the final version of the Derbyshire Dales Local Plan.
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Chapter Two : Portrait of the Derbyshire Dales
AM8

10

2.6a

Insert new paragraph as follows:
Darley Dale is an amalgam of smaller settlements including
Darley Hillside, Churchtown, Two Dales, Upper Hackney, Lower
Hackney and Farley. Located approximately 2.5 miles northwest of Matlock, it has a resident population of around 5,100
people and provides a range of local facilities and services to its
resident population. Darley Dale was the home of Sir Joseph
Whitworth (1830-1887) the famous English engineer,
entrepreneur, inventor and philanthropist and to this day,
Darley Dale continues to benefit from his impressive legacy in
the form of the Whitworth Institute, Whitworth Park and the
Whitworth Hospital.

AM9

12

2.8

Amend paragraph as follows:
The Peak District National Park Authority has a statutory duty to
protect the natural beauty, wildlife and cultural heritage of the
National Park, as well as promoting the recreation and
enjoyment of the countryside within it. These duties are
supported by the District Council because of the benefits that
they bring to the quality of life for residents of, and visitors to
the area.

AM10

12

2.11

Amend paragraph as follows:
In December 2006, the District Council designated Pic Tor, High
Tor and Lovers’ Walks in Matlock as a Local Nature Reserves
under the National Parks and Access to the Countryside Act
1949. These sites are either designated as a Site of Special
Scientific Interest and as part of the Peak District Dales Special
Area of Conservation or are identified on the Derbyshire Wildlife
Sites Register. Lovers’ Walks is situated within the buffer zone of
the Derwent Valley Mills World Heritage Site, and along with
High Tor, is included on the Register of Historic Parks and
Gardens.

AM11

12

2.14

Amend sub-heading as follows:
Historic Environment to precede paragraph 2.14 not 2.15
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Chapter Two : Portrait of the Derbyshire Dales
AM12

13

2.19

Amend paragraph as follows:
The Environment Act 1995 places a statutory obligation on all
local authorities to review and assess the air quality within their
areas against air quality objectives. Progress Reports have been
introduced into the Local Air Quality Management (LAQM)
system following a detailed evaluation of the review and
assessment process. Updating and Screening Assessment (USA)
reports are prepared in the years when local authorities are not
carrying out their Progress Reports or carrying out Detailed
Assessments. The April 2014 Progress Report concluded that
there would be no exceedance of the air quality objectives in
the Derbyshire Dales. However, the April 2015 USA concluded
that was a need to progress to a Detailed Assessment for PM10
in respect of a poultry farm in Hulland Ward. However, the April
2016 Air Quality Annual State Report concluded that more
recently, one of the poultry farms within Derbyshire Dales
increased the flock to over 400,000 birds. This triggers the
requirement to undertake a detailed assessment for PM10 for
the farm workers cottages on site. No other dwellings are
nearby.

AM13

14

2.21
(Table1)

Delete Table 1 in its entirety and replace as follows:
Table 1 : Water Framework Directive Waterbodies

Ecological
Status
Good
Ecological
Status

Waterbodies in Derbyshire Dales District
Blackleach Brook from Source to Bar Brook
Bar Brook
Hood Brook Catchment (tributary of the
Derwent)
Derwent from River Westend to River Wye
Monks Dale Catchment (tributary of River
Wye)
Bradford from Source to River Lathkill
Lea Brook (tributary of the Derwent)
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Chapter Two : Portrait of the Derbyshire Dales
AM13

(cont’d)

14

2.21
(Table1)

Table 1 : Water Framework Directive Waterbodies (cont’d)
Moderate
Ecological
Status

Dove from Source to River Manifold
Wye from Monks Dale to River Derwent
Highlow Brook (tributary of the Derwent)
Noe from Peakshole Water to River Derwent
Highshore Clough Catchment (tributary of
River Derwent)
Lathkill from Source to River Bradford
Wye from Source to Monks Dale
Rivelin from Source to River Loxley
Hilton Bk (tributary of River Dove)
Trusley Brook
Amber from Source to Press Brook
Derwent from River Wye to River Amber
Dove – River Churnet to River Trent
Hipper from Source to River Rother
Sheaf from Source to River Don
Lathkill from River Bradford to River Wye
Henmore Brook Catchment (tributary of
River Dove)
Ecclesbourne Catchment (tributary of River
Derwent)
Bentley Brook Catchment (tributary of River
Derwent)
Markeaton Brook from Source to Mackworth
Brook

Poor Ecological
Status

Foston Brook Catchment (tributary of River
Dove)
Dove – confluence River Manifold to
confluence River Churnet
Bentley Brook Catch (tributary of Dove)
Mackworth Brook from Source to Markeaton
Brook

Bad Ecological
Status

Marston Brook Catchment (tributary of
Dove)
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Chapter Two : Portrait of the Derbyshire Dales
AM14

17

2.28

Amend paragraph as follows:
The outstanding countryside, diversity of landscapes, and the
culture and history of the market towns and villages are
attractive features that draw visitors in from the surrounding
major conurbations. The tourism industry offers major
economic benefits to the area with over 11 10 million visits a
year to the Peak District National Park. This makes it the second
most visited National Park in the world, although visitor spend
in the area remains the lowest in England and Wales. The
settlements in the plan area play an important role in
supporting Peak District tourism by providing a range of tourist
facilities and services, while the main market towns in particular
provide a gateway to the National Park for people travelling by
train from the surrounding cities.

AM15

18

2.37a

Insert new paragraph as follows:
Life expectancy in the Derbyshire Dales is higher than the
national average. Between 2008 and 2025 the number of people
aged 65 and over in the Derbyshire Dales is projected to rise by
46% and the old age dependency ratio for the Derbyshire Dales
is considerably higher than the East Midlands, consequently this
will have an impact upon the demand for particular types of
development to cater for an ageing population within the
District.

AM16

20

2.46

Amend paragraph as follows:
KI 8 Strengthening the Rural Economy
Continuing to diversify and strengthen the local economy is one
of the key drivers for delivering sustainable development. The
plan has therefore to ensure that land and premises are capable
of meeting the needs of both the existing and the emerging
growth sectors, in order are situated in sustainable locations,
and do not have an adverse impact upon the character and
appearance of the area. Furthermore the plan needs to provide
the framework for delivering higher skilled, higher waged jobs
for residents.

AM17

20

KI9

Amend as follows:
KI 9 Maintaining and Strengthening the Vitality and Viability of
Town and Village Centres
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Chapter Three : Spatial Vision, Aims and Objectives
AM18

23

3.4

Amend paragraph as follows:
The following vision for the Local Plan builds on the Statement
of Priorities vision and sets out how the Plan area will be by
2033. The main challenge will be how to achieve this in a
sustainable manner, which delivers the necessary housing,
employment, retail and community facilities whilst concurrently
ensuring that the area’s valuable and distinctive natural and
built heritage assets and its character are preserved and
enhanced built and historic environment and their character are
conserved and enhanced.

AM19

AM20

24

25

Spatial
Vision

Insert new paragraph after 6th paragraph as follows:

Figure 6

Insert new strategic objective in ‘Protecting Derbyshire Dales
Character’ segment as follows:

Darley Dale will continue to provide local facilities and services
whilst also contributing towards the provision of housing, social
and employment needs of the district. The distinct character of
Darley Dale will be preserved by the maintenance of the
strategic open spaces along the A6 in order to avoid coalescence
with Matlock.

To protect the setting of the Peak District National Park
AM21

26

Strategic
Objectives

Amend as follows:
SO6 To meet the objectively assessed housing needs of the
District. subject to consideration of other Strategic Objectives of
the Local Plan.
SO9 To support developments that minimises risks to safety and
health as a result of crime (or fear of crime), flooding, pollution
and climate change of local residents, employees or visitors.

AM22

28/29

Table 2

Insert new strategic objective into ‘Protecting Derbyshire Dales
Character’ theme in Table 2:
SO5a To Protect the setting of the Peak District National Park
SO6 To meet the objectively assessed housing needs of the
District. subject to consideration of other Strategic Objectives of
the Local Plan.
SO9 To support developments that minimises risks to safety and
health as a result of crime (or fear of crime), flooding, pollution
and climate change of local residents, employees or visitors.
9
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AM23

35

4.15

Amend paragraph as follows:
The strategic approach to development across the plan area will
be to:
• Safeguard the sensitive boundaries of the National
Park.
• Concentrate development on the Market Towns –
focus as much development as is feasible on
previously developed sites.
• Maintaining the role of Darley Dale as a local service
centre whilst safeguarding the intrinsic character and
quality of the A6 corridor.
• Provide modest development within the larger
villages, of an appropriate scale, where opportunities
exist to contribute towards the overall requirements.
• Encourage housing of an appropriate scale in the
smaller villages where there is limited access to
services and facilities.

AM24

35

4.18

Amend paragraph as follows;
Darley Dale is identified as a Local Service Centre reflecting the
fact that it is well served by services and facilities, and has good
access to employment opportunities both within Darley Dale
and in other locations nearby that are well served by public
transport.

AM25

46

S8

Amend criterion a) the policy to read as follows:
POLICY S8: Matlock / Wirksworth / Darley Dale Development
Strategy
a) Promoting and maintaining the distinct identity of the
settlements which make up the central area by:
•
•

Protecting sites designated for environmental value,
public open spaces, local and European wildlife sites,
recreation areas and allotments.
Maintaining a strategic gap between Matlock and Darley
Dale through the protection of important open spaces in
order to avoid the coalescence of Matlock and Darley
Dale (Policy PD10).
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Chapter Four : The Spatial Strategy
AM25

(cont’d)

46

S8

•
•

•
•
•
AM26

53

S11

Maintaining and where possible, enhancing the vitality
and viability of Matlock and Wirksworth Town Centres.
Maintaining and where possible, enhancing the vitality
and viability of Darley Dale local centre. Supporting the
redevelopment of land between Bakewell Road and
Imperial Road, Matlock for a mixed use regeneration
scheme.
Supporting development proposals that maximise the
potential of the River Derwent as a key asset of Matlock
town centre.
Protecting and enhancing the historic environment.
Protecting and where possible enhancing biodiversity
and geodiversity.

Amend 7th bullet point as follows:
Ensuring the availability of water, flood risk infrastructure
(including maintenance of flood defences) and wastewater and
flood risk infrastructure by working with utility providers, the
Environment Agency and Derbyshire County Council as Lead
Local Flood Authority to promote a coordinated approach to the
delivery of development and future infrastructure works;

Chapter Five : Protecting Derbyshire Dales Character
AM27

68

5.39

Amend paragraph as follows:
The landscape character of Derbyshire Dales, whilst having
differing characteristics across the plan area has differing
sensitivities and capacity to accommodate new development.
To ensure that these sensitivities were taken into account in
addressing the future development needs of the plan area the
District Council commissioned the Derbyshire Dales Landscape
Sensitivity Assessment. This identified those areas of high,
medium and low sensitivity to accommodating new
development, and was used to inform the selection appraise
the suitability of sites for inclusion within this the Plan.
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Chapter Five : Protecting Derbyshire Dales Character
AM28

79

PD10

Amend the policy to read as follows:
POLICY PD10: Matlock to Darley Dale A6 Corridor
In order to safeguard the intrinsic character and quality of the
open spaces through the Derwent Valley between Matlock and
Darley Dale, and to prevent the further coalescence of the
settlements of Matlock and Darley Dale, the District Council will
resist development proposals which threaten the open spaces
identified on the Proposals Policies Map unless:
a) the development is required for the purposes of
agriculture, forestry or outdoor recreation; and
b) the development does not have an adverse impact upon
the character of the area including views into and out
from the Derwent Valley.

Chapter Six : Healthy and Sustainable Communities
AM29

80

6.1

Amend paragraph as follows:
The Spatial Strategy set out the broad approach to the
distribution of development across the plan area. It indicates
that most new development will be brought forward in the
Market Towns, Local Service Centres and Accessible Settlements
with Some Limited Facilities. This section seeks to set out how
the housing needs of the plan area are to be met in detail, and
by doing so ensure that communities continue to be sustainable
and have appropriate access to services, facilities and
community infrastructure.

AM30

83

6.6

Amend paragraph as follows:
The report identifies that 80% of the net need for affordable
housing is for social and affordable rented homes, with 20% for
equity-based intermediate housing options. such as:
• Help-to-Buy Shared Ownership
• Affordable Rent
• Rent-to-Homebuy
• Low Cost Sale
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Chapter Six : Healthy and Sustainable Communities
AM31

85

6.11

Amend paragraph as follows:
In rural areas, the NPPF indicates that local planning authorities
can consider allowing some market housing that would facilitate
the provision of significant additional affordable housing to
meet local needs. Experience to date has suggested that with
the involvement of the Rural Housing Enabler and a Registered
Housing Association that market housing has not been required
to deliver local needs housing through the exception route.
With funding for affordable housing being significantly reduced
it is feasible over the plan period that the delivery of affordable
housing on rural exception sites may require some open market
housing to subsidise their delivery. It is expected that any
affordable housing built under this policy will remain part of the
District’s affordable housing supply in perpetuity. Discount
starter homes do not fall within the current NPPF definition of
affordable housing and are therefore exempt from this
perpetuity requirement

AM32

87

HC7

Amend the policy to read as follows:
POLICY HC7: Replacement Dwellings
The replacement of dwelling houses outside defined settlement
development limits will only be permitted where all of the
following criteria are met:
a) the residential use has not been abandoned;
b) the existing use as a dwelling is has a lawful use as a
dwelling;
c) the number of dwelling units on the site is not increased;
d) the existing dwelling does not make a positive contribution
to landscape character or distinctiveness such that it should
be retained;
e) the scale, form, design and massing of the replacement
dwelling represents does not detract from the character or
appearance of its setting or surroundings;
f) the existing dwelling is not a caravan or mobile home;
g) the existing dwelling is demolished.

13
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Chapter Six : Healthy and Sustainable Communities
AM33

99

HC16

Amend the policy to read as follows:
POLICY HC16: Notified Sites
Planning permission will not be granted for any development
that would prejudice the development of the following sites as
identified on the Policies Proposals Map;
a) Replacement primary school, land off North Street,
Cromford
b) Replacement primary school, land off Church Road, Darley
Dale
c) Replacement primary school, land to north of Main Street,
Kirk Ireton
d) Replacement primary school, land off Main Street,
Middleton-By-Wirksworth
e) School playing fields, land to rear of Parochial CE Primary
School, Longford

AM34

101

6.53

Amend paragraph as follows:
However improving accessibility to key services and facilities is
not something the Local Plan can achieve on its own. Effective
partnerships with organisations such as Derbyshire County
Council, the Highways England Agency, Network Rail, public and
community transport operators will be required. There is only
one partnership that is significant for the plan - the Derwent
Valley Community Rail Partnership.

AM35

102

6.57

Amend paragraph as follows:
It is important to ensure that highway problems are not created
as a result of allowing new development. The District Council
will therefore continue to ensure that regard is given to the
environmental and road safety implications of traffic generation
from proposed developments. In assessing individual proposals,
the District Council will seek advice from the
Highways
Authority
England
and
the
Highways Agency Authority as appropriate.

14
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102

6.58

Amend paragraph as follows:
In circumstances where a safe access can be achieved but the
proposed development would result in a severe impact
upon create or worsen traffic problems on the highway
network, planning permission will be refused unless applicants
are willing to incorporate or finance the works necessary to
alleviate the problem. This could include developers making
contributions to, or the provision of, public transport or road
improvements. Larger development proposals and smaller
schemes with significant transport implications will be required
to submit transport assessments.

AM37

103

HC20

Amend the policy to read as follows:
POLICY HC20: Managing Travel Demand
The District Council, in consultation with the Highways
Authority, will adopt a A hierarchical approach to ensure the
delivery of sustainable transport networks will be adopted
which will seek to provide (in order of priority):
a) site specific and area wide travel demand management
(measures to reduce travel by private car and incentives to
use walking, cycling and public transport for appropriate
journeys, including intensive travel planning);
b) improvements to walking and cycling facilities and public
transport services that are provided early in the build out
period of new developments and that are sufficient to
encourage sustainable modes of transport;
c) optimisation of the existing highway network to prioritise
walking, cycling and public transport that are provided early
in the build out period of new developments, such as
measures to prioritise the need of pedestrians above the
car and improved or new cycle and bus lanes; and
d) highway capacity enhancements to deal with residual car
demand where the initiatives required under points (a) to
(c) above are insufficient to avoid significant additional car
journeys.
There will be a level of iteration between the stages of the
hierarchy above to ensure their effective delivery and the
implementation of the approach will have regard to the needs of
people with mobility difficulties.
15
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Chapter Seven : Strengthening the Economy
AM38

113

7.25

Amend paragraph as follows:
The Derbyshire Dales Retail Study Update 2015 includes an
assessment of the potential retail capacity over the plan period,
taking account of forecast changes to both population and retail
expenditure, as well current shopping patterns – as informed by
a telephone survey. The assessment of capacity for additional
convenience floorspace across the plan area does not show any
potential scope for additional retail floorspace. In contrast the
report suggests that by the end of the plan period there may be
potential for up to 1,332 sq.m of additional floorspace for
comparison goods. However, the report caveats this conclusion
by indicating that it will be not be until approximately 2030 that
there is any anticipated headroom for growth in comparison
retail capacity. In the interim, it advises that caution should be
given to using these figures as a basis for future planning. Taking
account of the conclusions of this study the local plan does not
allocate any additional land for retail development.

AM39

116

7.31

Amend paragraph as follows:
Most of the visits to the Dales are day visits (approximately 15%
choose to stay overnight) (although a higher proportion - 15% stay in the Dales) and many arrive by car, highlighting an
opportunity to encourage alternative forms of travel. Visitors
come for the scenery, to sightsee or pursue outdoor activities.
Overall, the visitor economy (including the 7% directly employed
in tourism businesses) accounts for 16% of total employment,
providing work for an estimated 5,000 5,0007 people.

Chapter Eight : Strategic Site Allocations
AM40

124

8.10

Amend paragraph as follows:
The allocation of this site for 100 dwellings recognises the fact
that the majority of the developable site area comprises
previously developed land brownfield nature of the site, and
that there is likely to be abnormal costs associated with
stabilising the existing rock face below Stancliffe Hall. However
to achieve this number of dwellings some of the existing
woodland area on the frontage is likely to have to be removed.
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125

DS3

Amend the policy to read as follows:
POLICY DS3: Land at Stancliffe Quarry, Darley Dale
Land amounting to 10.16 hectares is allocated for residential
development (Policy HC2 (l)) comprising approximately 100
dwellings at land at Stancliffe Quarry, Darley Dale, as defined on
the Policies Proposals Map. Development will be subject to
compliance with adopted Local Plan policies and:
•
•

•
•

•
•
•
•

•
•
•

A comprehensive layout and site masterplan for the
development.
The provision of a new access to serve the comprehensive
development comprising a new junction on the A6
frontage. Preparation of a Transport Assessment and
Travel Plan, including full highways design, specific
consideration of public transport routes, improvements to
existing and development of new pedestrian / cycle
routes.
Provision of the required proportion of affordable housing
and provision of an appropriate mix of housing types to
meet the needs of the community.
A comprehensive landscape plan for the entire site
including the retention of protected trees and woodland
within the development (where feasible).
Preparation of a Woodland and Landscaping Management
Plan for the entire site.
Submission of a scheme for the stabilisation of the north
east quarry face adjacent to Stancliffe Hall.
Open space provision on site.
A Historic Environment Assessment. The scheme should
consider and protect the setting of heritage assets,
including the setting of Grade II Listed Stancliffe Hall and
its associated estate, including listed boundary walls.
A site specific Flood Risk Assessment in accordance with
the findings of the Derbyshire Dales Strategic Flood Risk
Assessment.
Developer contribution towards the provision of
infrastructure, educational services and other community
services including open space as required.
Ecological Assessment (i.e. desk and field based
assessments, habitats/species assessments/mitigation
proposals
17
138

Ref.

Page

Policy /
Paragraph

Additional Modification

Chapter Eight : Strategic Site Allocations
AM41
(cont’d)

125

DS3

•

•
•

Contamination and ground condition survey, and in the
event that remedial works are required the extent of any
mitigation measures to enable the site to be brought
forward for development.
Development shall have regard to the need to ensure
sufficient capacity in the local sewage network and
receiving sewage treatment works.
Development shall have regard to the impact on the
existing mineral resource.

Chapter Nine : Implementation and Monitoring
AM42

135

9.2

Amend paragraph as follows:
A key part of implementing the Local Plan is ensuring that
infrastructure is delivered alongside new development. A
separate Infrastructure Delivery Plan (IDP) has been published
alongside this Local Plan and sets out how this can be achieved.
The IDP will be reviewed and updated as necessary to monitor
the delivery of infrastructure and to include any further
requirements identified through future Development Plan
Documents.

AM43

AM44

137153

Table 7

136

Table 7

Amend column titles throughout as follows:
Table 7 – Implementation of Derbyshire Dales Local Plan
Policy
Monitoring
Target
Data Source
Indicator
Implementation Delivery
Principal
Mechanism
Body
Outcomes

Amend table as follows:
Table 7 – Implementation of Derbyshire Dales Local Plan
Policy
Principal
Implementatio Delivery Body
Outcomes
n Mechanism
Policy S1:
All local
Determination • DDDC
Presumption communities of planning
• Developers
are
applications
• Partner
in favour of
Sustainable
Working with
sustainable
organisations
partners to
Development and that
develop
appropriate
Policy S2:
development relevant plans
Sustainable
Development is supported. and strategies
Principles
18
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153

9.5

Amend paragraph as follows:
Section 113 of the Localism Act 2011 requires that local
authorities publish information at least once a year on the
implementation of the Local Development Scheme and the
extent to which policies set out in the Local Development
Documents are being achieved in the interests of transparency.
Regulation 34 of the Town and Country Planning
(Local Planning Development) (England) Regulations 2012 sets
out further details of this requirement.

AM46

154

Table 8
Policy S3

Monitoring
Indicator

Amend monitoring indicator as follows:
Percentage of residential development taking place in each tier
of the Hierarchy.
The number of planning applications outside higher tier
settlements (Tier1,2,and 3)

AM47

154

Table 8
Policy S3
target

Amend target as follows:
The amount of residential development when averaged
between settlements assigned to each tier, should be higher
than the amount of development when averaged between
settlements in lower tiers.
To annually reduce the number of approvals for residential
development in tiers 4 and 5.

AM48

155

Table 8
Policy S8

Monitoring
indicator
and target

Amend typesetting errors to realign the monitoring indicators
and targets as follows:
Policy
Policy S8:
Matlock /
Wirksworth/
Darley Dale
Strategy

Monitoring
Indicator
Changes in areas
of biodiversity
importance

Target

Data Source

No net loss of
quantity or quality
of areas of
biodiversity
importance

Change in
strategic gap
between
Matlock and
Darley Dale

Retention of area
identified as
strategic gap

Natural
England/
Derbyshire
Wildlife Trust
Development
Control
Natural
England/
Derbyshire
Wildlife Trust
Development
Control

19
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(cont’d)

155

Table 8
Policy S8

Monitoring
indicator
and target

Policy
Policy S8:
Matlock /
Wirksworth
/ Darley
Dale
Strategy

Monitoring
Indicator
Total amount of
floorspace for
town centre uses
in Matlock and
Wirksworth
Retail unit
vacancy rates in
Matlock and
Wirksworth
town centres
and Darley Dale
local centre
Net additional
dwellings each
year

Target

Data Source

No net loss in
floorspace for
town centre uses

Town centre
surveys

To maintain lower
vacancy levels
than prevailing
national average

Town centre/
Local Centre
surveys

To meet
requirements
identified in Local
Plan

Total amount of
net additional
employment
floorspace

To meet
requirements
identified in Local
Plan

School capacity

No problems
reported for
reporting year by
County Council or
anticipated in the
next five years.
No problems
reported for
reporting year by
Clinical
Commissioning
Groups or
anticipated in next
five years

Housing
Completion
Survey
Development
Control
Housing
Completion
Survey
Development
Control
Derbyshire
County Council

Capacity in GP’s
surgeries/ health
clinics

AM49

156

Table 8
S9

Monitoring
indicator
and target

Clinical
Commissioning
Groups

Amend typesetting errors to realign the monitoring indicators
and targets as follows:
Policy

Policy S9:
Ashbourne
Development
Strategy

Monitoring
Indicator
Changes in
areas of
biodiversity
importance

20
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Target

Data Source

No net loss of
quantity or
quality of areas
of biodiversity
importance

Natural
England /
Derbyshire
Wildlife Trust
Development
Control
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Table 8
S9

Monitoring
indicator
and target

Policy
Policy S9:
Ashbourne
Development
Strategy

Monitoring
Indicator
Total amount
of floorspace
for town
centre uses in
Ashbourne
Retail unit
vacancy rates
in Ashbourne
town centre

Net
additional
dwellings
each year

Target

Data Source

No net loss in
floorspace for
town
centre uses

Town centre
surveys

To maintain
lower vacancy
levels than
prevailing
national
average
To meet
requirements
identified in
Local Plan

Town centre/
Local Centre
surveys

Housing
Completion
Survey
Development
Control
Housing
Completion
Survey
Development
Control

Total
amount of
net
additional
employment
floorspace
School
capacity

To meet
requirements
identified in
Local Plan
No problems
reported for
reporting year
by County
Council or
anticipated in
next five years

Derbyshire
County Council

Capacity in
GP’s
surgeries/
health clinics

No problems
reported for
reporting year
by Clinical
Commissionin
g Groups or
anticipated in
next five years

Clinical
Commissioning
Groups

21
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Table 8
S10

Monitoring
indicator
and target

Amend typesetting errors to realign the monitoring indicators
and targets as follows:
Policy
Policy S10:
Rural Parishes
Development
Strategy

Monitoring
Indicator
Changes in
areas of
biodiversity
importance

Target

Data Source

No net loss of
quantity or
quality of areas
of biodiversity
importance

Natural
England /
Derbyshire
Wildlife Trust
Development
Control
Housing
Completion
Survey

Net additional
dwellings each
year

To meet
requirements
identified in
Local Plan
School
No problems
capacity
reported for
reporting year
by County
Council or
anticipated in
next five years
Capacity in
No problems
GP’s surgeries/ reported for
health clinics
reporting year
by Clinical
Commissioning
Groups or
anticipated in
next five years

AM51

AM52

158

158

Derbyshire
County
Council

Clinical
Commissionin
g Groups

Table 8
Policy PD5

Amend monitoring indicator as follows:

Monitoring
Indicator

Percentage of appeals allowed where non- compliance with
Policy PD5 PD1 is a reason for refusal

Table 8
Policy PD7

Amend monitoring indicator as follows:

Monitoring
Indicator

Percentage of commercial developments over 1,000m2 built to
achieve BREEAM very good rating

22
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Table 8
Policy HC3
Target

Amend target as follows:
To be determined
To ensure that self-build opportunities are incorporated into
development schemes and master planning where appropriate.

AM54

AM55

AM56

AM57

AM58

161

162

163

163

164

Table 8
Policy
HC12
Target

Amend target as follows:

Table 8
Policy
HC17
Target

Amend target as follows:

Table 8
Policy
HC18
Target

Amend target as follows:

Table 8
Policy EC2
Target

Amend target as follows:

Table 8
Policy EC5
Target

Amend target as follows:

To be determined
To increase the amount of accommodation available for older
people to help sustain their independence.

To be determined
To ensure that there is no net reduction in the provision of
sports, cultural, leisure and recreational facilities during the plan
period.

To be determined
To increase the number of residential developments that are
served by public transport services during the plan period.

1 hectare per year (20 hectares between 2011 and 2031 20132033)

To be determined
To enable the redevelopment of all industrial legacy sites during
the plan period.
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164

165

Table 8
Policy EC9

Amend monitoring indicator as follows:

Monitoring
indicator

Percentage of appeals allowed where non-compliance with
Policy EC10 EC9 is a reason for refusal

Table 8
Policy
EC10
Target

Amend target as follows:
To be determined
To increase the number of farm diversification schemes
approved during the plan period.

Appendix 1 : Glossary
AM61

170

Glossary

Amend as follows:
Major Development
Development above a particular scale, including housing
developments larger than 10 units or 0.5 Hectares, or the
development of buildings larger than 1,000 square metres or on
sites larger than 1 Hectare, as defined in the General
Development Procedure Order (2006) as amended.
Housing developments of 10 or more dwellings; or the
development of sites having an area of 0.5 hectares or more; or
the provision of a building or buildings where the floor space to
be created by the development is 1,000 square metres or more;
or development carried out on a site having an area of 1 hectare
or more.

AM62

170

Glossary

Insert new definition as follows:
Local Enterprise Partnerships
A voluntary partnership between the Council and businesses set
up to help determine local economic priorities and lead
economic growth and job creation within the local area.

AM63

171

Glossary

Amend as follows:
Rural Exceptions Site
Sites solely for the development of affordable housing on land
within or adjoining existing small rural communities, which
would not otherwise be released for general market housing.
Sites in rural areas that are developed primarily for affordable
housing that may require some open market housing to
24
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Glossary

Insert new definition as follows:

(cont’d)

AM64

171

subsidise their delivery.

Section 106 (s106) Agreements
A legal agreement negotiated in the context of a planning
application between the local planning authority and a
developer. The purpose of the agreement is to make
development which would have significant impacts on the local
area; the extent of which cannot be moderated by means of
planning conditions, acceptable in planning terms.

BACK TO REPORT
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Appendix 4

Examination into the Derbyshire Dales Local Plan

SCHEDULE OF MODIFICATIONS TO THE POLICIES
MAPS AND DIAGRAMS
July 2017

This schedule includes amendments to policies maps and diagrams in the Derbyshire Dales
Pre-Submission Draft Local Plan (August 2016) (Examination Library ref. SD01) and Policies
Maps (Examination Library ref. SD02). These changes are not considered by the Local Plan
Inspector to be necessary to rectify matters of soundness and/or legal compliance.
The modifications to the Policies Maps and Diagrams are proposed without prejudice to the
Inspector’s final conclusions on the Local Plan which will be informed by all representations
submitted in response to this consultation.
Each modification has a unique reference number shown in the left-hand column of the
schedule, listed in Plan order. The maps and diagrams should be viewed in conjunction with
the following:
• Derbyshire Dales Pre-Submission Draft Local Plan (Examination Library ref. SD01)
• Derbyshire Dales Pre-Submission Draft Local Plan –Appendix 5 Policies Maps
(Examination Library ref. SD02)
• Schedule of Main Modifications ((Examination Library ref. EX/36)
• Schedule of Additional Modifications (Examination Library ref. EX/37)
• Adopted Derbyshire Dales Local Plan Proposals Maps (Examination Library ref. CD58)
• The Sustainability Appraisal of the Main Modifications to the Local Plan (Examination
Library ref. EX/39 – EX/41)
The modifications are expressed either in the conventional form of strikethrough for
deletions and underlining for additions of text, or by specifying the modification in words in
italics. The page numbers and paragraph numbering refer to the Derbyshire Dales PreSubmission Draft Local Plan (August 2016).
Representations should be submitted to the District Council via the online consultation
form, see www.derbyshiredales.gov.uk/mainmods , or by email or post using the details
given below. Representations on the modifications to the Policies Maps and Diagrams
should specify the modification number.
Email: localplan@derbyshiredales.gov.uk
Post: Planning Policy, Derbyshire Dales District Council, Town Hall, Matlock, Derbyshire, DE4
3NN
The deadline for the receipt of comments is 14th August 2017, closing at 5pm.
More detail and information is provided in the Statement of Representations Procedure.
Additional guidance is also provided at the venues and website listed above.
PLEASE NOTE: feedback is only sought on identified modifications. Comments should not
be submitted regarding other matters that have already been considered by the Inspector.
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Page

PM1

9

Policy/
Modification
Paragraph
Figure 1
Amend Figure 1: Derbyshire Dales Local Plan Area within the Wider Peak
District to include Darley Dale

Glossop
High Peak
New Mills
Whaley Bridge

Chapel-en-le-Frith
Derbyshire
Dales

Buxton

Bakewell
Darley Dale
Matlock
Matlock Bath
Wirksworth
High Peak Local Plan Area
Ashbourne

Local Plan Area
National Park
Major Roads
Rail
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Ref.

Page

PM2

15

Policy/
Modification
Paragraph
Figure 3
Delete Figure 3 Map of Rivers and Substitute with updated 2015 WFD
Environment Agency Classification of Rivers Map

149

Ref.

Page

PM3

16

Policy/
Modification
Paragraph
Figure 4
Amend Figure 4: Relationship between the Wider Peak District
and Surrounding Area to include Darley Dale

Greater
Manchester
Sheffield
Glossop

New Mills
Whaley Bridge
Chapel-en-le-Frith
Buxton

Chesterfield

Bakewell
Darley Dale
Matlock
Matlock Bath
Wirksworth
Stoke on
Trent
Ashbourne
Derby &

High Peak Local Plan Area

Nottingham

Local Plan Area
National Park
Major Roads
Rail
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Page

PM4

27

Policy/
Modification
Paragraph
Figure 6
Amendment of strategic objectives in in line with MM1 and AM21
SO5a To Protect the setting of the Peak District National Park
SO6 To meet the objectively assessed housing needs of the District., subject
to consideration of other Strategic Objectives of the Local Plan.
SO9 To support developments that minimises risks to safety and health as a
result of crime (or fear of crime), flooding, pollution and climate change of
local residents, employees or visitors.

151

Ref.

Page

PM5

64

Policy/
Modification
Paragraph
Figure 8
Amend Figure 8 Derbyshire Dales Ecological Network to include Special
Protection Areas and Special Areas of Conservation
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Page

PM6

179

Policy/
Modification
Paragraph
Appendix Amend the key diagram as follows:
4
The key diagram will be amended to ensure that the font size of ‘Accessible
Settlements with Minimal Facilities’ are consistent throughout the key
diagram. Amendment of Key to reflect MM4 ‘Accessible Settlements with
Some Facilities’. Amendment of housing figures to reflect MM28.

Some Facilities
334
321

96
95
674
1106

771
795

Carsington

Kniveton

1183
1550

Marston Montgomery
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Ref.
PM7

Page
13

Policy/Paragraph
Appendix 5
Policy S3

Modification
Revision to Settlement Development Boundary – Darley Dale

154

Ref.
PM8

Page
17

Policy/Paragraph
Appendix 5
Policy S3

Modification
Revision to Settlement Development Boundary – Matlock

155

Ref.

Page

PM9

19

Policy/
Modification
Paragraph
Appendix Revision to Settlement Development Boundary – Northwood
5
Policy S3

156

Ref.
PM10

Page
24

Policy/Paragraph
Appendix 5
Policy S3

Modification
Revision to Settlement Development Boundary – Wirksworth

157

Ref.
PM11

Page
25

Policy/Paragraph
Appendix 5
Policy PD10

Modification
Revision to PD10 Matlock to Darley Dale A6 Corridor

158

Ref.

Page

PM12

28

Policy/
Modification
Paragraph
Appendix Amendment of site boundary to reflect phasing of Ashbourne
5
Airfield (Phase 2).
Policies
HC2(c)
EC2 (f)
DS8

159

Ref.

Page

PM13

29

Policy/
Modification
Paragraph
Appendix Land at Cavendish Drive, Ashbourne.
5
Revision to site boundary
Policy
HC2 (d)

160

Ref.

Page

PM14

42

Policy/
Paragraph
Appendix
5
Policy
HC2(q)

Modification
Amend Policies Map title as follows;
Policy HC2 (p) Land Off Wheeldon Way Hulland Ward
Policy HC2 (q) Land East of Ardennes, Hulland Ward
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Ref.

Page

PM15

53

Policy/
Modification
Paragraph
Appendix Land at Middle Peak Quarry, Wirksworth
5
Revision to site allocation boundary.
Policies
HC2 (bb)
EC5 and
DS7

162

Ref.

Page

PM16

54

Policy/
Modification
Paragraph
Appendix Revision to site boundary to indicate 0.3ha site area.
5
Policy
HC6

163

Ref.

Page

PM17

60

Policy/
Paragraph
Appendix
5
Policies
EC2 (a)
DS1,
HC2(dd)

Modification
Amendment of site boundary to reflect phasing of Ashbourne
Airfield (Phase 1)
Proposed new housing allocation Policy HC2 (dd) Land at
Ashbourne Airfield (Phase 1)
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PM18

68

Policy/
Paragraph
Appendix
5
Policy
EC4(f)

Modification
Revision to site boundary at Brookfield Industrial Estate, Tansley
to include Scholes Mill Tansley (previously EC4 (h)) excluding the
Mill Manager’s House

165

Ref.

Page

PM19

123

Policy/
Modification
Paragraph
Appendix Reinstatement of land as open space and recreation site South of
5
Wash Hills Farm, Brassington
Policy
HC14

166

Ref.

Page

PM20

124

Policy/
Modification
Paragraph
Appendix Reinstatement of land as open space and recreation site North of
5
Main Street Kirk Ireton
Policy
HC14

167

Ref.

Page

PM21

125

Policy/
Modification
Paragraph
Appendix Reinstatement of land as open space and recreation site South of
5
Holme Road, Matlock Bath
Policy
HC14

168

Ref.

Page

PM22

126

Policy/
Modification
Paragraph
Appendix Reinstatement of land as open space and recreation site East of
5
Spout Lane, Tansley
Policy
HC14

169

Ref.

Page

PM23

new

Policy/
Modification
Paragraph
Appendix Designation of land as open space and recreation site at The
5
Meadows, Wirksworth
Policy
HC14

170

Ref.
PM24

Page

Policy/
Modification
Paragraph
Appendix Proposed new employment land allocation: Land at ‘Pisani Works’, Derby
5
Road, Cromford
Policy
EC2 (g)

171

Ref.
PM25

Page

Policy/
Modification
Paragraph
Appendix Proposed new employment Land Allocation : Land at Porter Lane
5
Wirksworth
Policy
EC2 (h)

172

Ref.
PM26

Page

Policy/
Modification
Paragraph
Appendix Identification of Key Employment Site: Land at Station Road / Old Road,
5
Darley Dale
Policy
EC4 (o)

173

Ref.
PM27

Page

Policy/
Modification
Paragraph
Appendix Identification of Key Employment Site: Land at DFS Complex, Darley Dale
5
Policy EC4
(p)

174

Ref.
PM28

Page

Policy/
Modification
Paragraph
Adopted
Deletion of Adopted Derbyshire Dales Local Plan Policy L3
Local Plan Allocation – Land at St Elphins, Darley Dale
Proposals
Map
(Inset 1)
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