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Legal
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Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Joseph Woods

The whole
plan

No

No

No

SUPPORT
See above paragraph which explains the reasons

The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Whole Plan

5422/720

REPRESENTATION
There has been a complete lack of liaison with the Parish Council and the community
of Tansley with regard to allocation and sustainability of sites - a total disregard of the
residents vie.
The Highway safety and access to services has not been addressed
at all - there is huge traffic congestion in the village itself and Matlock is gridlocked
most days at key junctions - none of this is addressed,
there has been no plan
to address of the lack of GP surgery provision and waiting times and the closure of
wards and local hopsital. The whole major issue of infrastructure provision related to
future development sites has just been ignored.
No up-to-date assessment of
need related to sports facilities and open spaces has been cared out. For a local
Council to geincorrect information describing Tansley and its ability to sustain vital
infrastructure (there is no shop, pre-school, Post Office (1/2 day), and a very poor bus
service) is not acceptable and puts the plan into total disrepute - how many other
areas have they got wrong?
SUGGESTED CHANGE TO PLAN
To actually consult with the residents - consultation means listening and taking into
account their views which has been totally absent
The target of over 6000 houses has driven the whole process and has made the plan
unsound - that amount of housing is not needed, is unstainable, there is not enough
employment for the residents of that number of houses, we have half the area as a
national park which has severe limits for building and has therefore put pressure on
the local area - that cannot be right - the target allocation of houses for the DDDC
should be much reduced.
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Comments regarding the provision of
infrastructure and the sustainability of
Tansley are also noted. The
sustainability of Tansley as a
settlement has been assessed as part
of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good access bility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley. Policy
S11 is in place to ensure that
infrastructure will be in place at the
right time to meet the needs of the
District and to support the
development strategy.

Whole Plan Page

Rep No.

APPENDIX 3

Name/
Organisation

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Julie Ann
Wayman

All

Yes

Yes

Yes

SUPPORT

Support for Whole Plan Noted

No Change

Whole Plan

6131/789

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Whole Plan Page
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Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Dan Sellers

Whole
Document

Yes

Yes

Yes

SUPPORT

Support for the Local Plan are
welcomed.

No Change

Whole Plan

5704/674

REPRESENTATION
I fully agree with and strongly support the new Local Plan and all its policies.
I strongly agree with the "Protecting Derbyshire Dales" and "Protecting the Historic
Environment & World Heritage Site".
I strongly support the redevelopment of Brownfield land and remediation of industrial
sites.
SUGGESTED CHANGE TO PLAN
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Officer Comment

Recommendation

Chris MacArthur

whole plan

Yes

Yes

Yes

SUPPORT
Having reviewed your proposed amendments, I confirm that we have no specific
comments to make at this stage.

Comments noted

No Change

Whole Plan

2280/291

The Coal
Authority

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Officer Comment

Recommendation

Alan Morey

whole plan

Yes

Yes

Yes

SUPPORT

Comments noted

No Change

Whole Plan

2882/274

Chesterfield
Borough Council

REPRESENTATION
There are no particular issues that the Chesterfield Borough Council would wish to
raise and we are pleased to note that the Derbyshire Dales draft plan has identified
sufficient land supply to meet its objectively assessed housing needs. See
accompanying letter.
SUGGESTED CHANGE TO PLAN
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Cooperate
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Officer Comment

Recommendation

Mr and Mrs
David Cook

Whole Plan

Yes

No

No

SUPPORT

Support welcomed.

No Change

Whole Plan

6230/328

REPRESENTATION
This form is in support of a letter already lodged with the Council.
SUGGESTED CHANGE TO PLAN
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Rajinder Kaur

whole plan

Yes

Yes

Yes

SUPPORT
Highways England welcomes the opportunity to comment on the pre-submission
Derbyshire Dales Local Plan which covers the period 2013-2033. It is noted that this
consultation relates to representations on the Soundness of the Plan and the extent
to which it has been prepared in accordance with legislative requirements.
Highways England has been appointed by the Secretary of State for Transport as
strategic highway company under the provisions of the Infrastructure Act 2015 and is
the highway authority, traffic authority and street authority for the Strategic Road
Network (SRN). It is the role of Highways England to maintain the safe and efficient
operation of the SRN whilst acting as a delivery partner to national economic growth.
In relation to the Derbyshire Dales Local Plan, Highways England’s principal interest is
safeguarding the operation of the A50 which routes through the far south of the plan
area.
It is noted in the current consultation document that, in total, 6,440 dwellings are
planned to be delivered over the plan period across Derbyshire Dales. Highways
England previously responded to the Derbyshire Dales Draft version of the Local Plan
in May 2015 and had limited comments to provide. It noted that there were proposals
for approximately 150 dwellings to come forward around Doveridge, which is located
in close proximity to the A50 but considered that, due to the scale of development
being planned, there would be no significant impacts on the operation of the A50. It is
noted that the same level of growth is set out in the current consultation document
and, therefore, Highways England reaffirm its previous position.
Similarly, Highways England notes that Land at Ashbourne Airfield is being allocated
for 1,100 dwellings. This is the same level of growth as was put forward in the draft
Local Plan. Highways England previously commented that due to the site being
located over 8 miles to the north of the A50 and a similar distance from the A38 at
Derby that the site would not have a significant impact on the operation of the these
routes. This response took into account that the A50/A515 junction used to access the
A50 from Ashbourne is grade-separated and that Highways England is planning to
commence a scheme for the grade separation of the A38/A52 junction in Derby by
2021.
Highways England welcomes the reference to partnership working between the
Council and highway authorities in order to ensure that highway issues are not
created as a result of new development, but notes that the “Highways Agency” is
referenced in this respect throughout the document. Please note that, from April
2015, the “Highways Agency” became a government owned company, under the new
name – “Highways England” and it would be helpful if the document could be
amended in this regard.
Highways England has no further comments to provide and trusts the above is useful
in the progression of the Derbyshire Dales Local Plan.

Support is welcomed. The change of
name to Highways England is noted
and will be changed where referenced
throughout the document.

Change reference throughout the
Local Plan document to the
'Highways Agency' to the correct
name 'Highways England' as
amended in April 2015.

Whole Plan

311/289

highways
England

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Compliant
with Duty to
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Representation

Officer Comment
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Mr Roger Green

whole plan

Yes

Yes

Yes

SUPPORT

Support for Plan Noted

No Change

Whole Plan

6248/444

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Joe Johnson

Whole Plan

Yes

No

Yes

SUPPORT

The Local Plan is intended to be read
as a whole, and in particular parts of
the plan there is cross-referencing to
other parts of the plan. As such it is
consdiered that the format of the
Local Plan is appropriate

No Change

Whole Plan

5784/737

Retired

REPRESENTATION
I consider it unsound because it seems repetitive (perhaps understandable in a Draft)
throughout and lacks a singular clear cross referencing Table/Matrix. Furthermore, I
think the opening indexes could be reduced in size/detail and perhaps cross
referenced to relevant Appendices at the back of the Draft. Alternatively, a single
cross referencing Table/Matrix may offer a solution to both of my concerns above?
SUGGESTED CHANGE TO PLAN
I think my comments under Q6 are sufficiently self explanatory,and therefore should
also form the basis of my answer to this Q8. If actioned, such revision could make the
Draft "sounder"; more presentable; and easier to read by all concerned.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Darren Archer

The whole
plan

No

No

No

SUPPORT

Government has set a clear policy
objective to boost housing delivery
and this will imply a range of local
authorities delivering at rates
exceeding those seen historically.
Delivery of 322 dpa would represent
stock growth of 0.9% per annum which
is a level which a range of local
authorities within the region and
nationally have achieved historically.
Leaving aside constraint-based
factorss. It is considered that level of
provision would not be unachievable
from a market perspective over the
plan period.

No Change

Whole Plan

2568/575

REPRESENTATION
The website promoting the local plan consultation emphasises soundness while
comments in an article accredited to Mike Hase in the Ashbourne Telegraph stated
comments should be on soundness only. This is incorrect and will put people off
commenting.
SUGGESTED CHANGE TO PLAN
The plan is lacking on evidence for the deliverability of identified sites with some sites
having been included in previous plans and not developed included again. Why will
these sites now be built on! What has changed?
It's proposed housing trajectory is unrealistic predicted an average yearly build of in
excess of 300 a year. When currently in Derbyshire Dales since 2005 the average has
only been 129 with the peak never exceeding 180.
It is weak in support for economic development while identifying this as key and
allocating some land it does nothing to further bolster the development of jobs or
employment. Furthermore there is absolutely nothing to promote higher paid
industry despite there being a massive gulf between current average wage level and
house prices.
Finally the plan uses flawed process and data for its traffic projections for Ashbourne.
Stating that neutral traffic months were used to collect the date yet the table says the
data was collected in January,which is not a neutral month. This leads to a massive
under estimate and unrealistic prediction of traffic numbers which will be
catastrophic to Ashbourne and contrary to accepted knowledge of the traffic in
Ashbourne.

Discussion have been held with
landowners/develoeprs about delviery
rates and it considered that the rates
indicated in the Local Plan can be
achieved - this is wholly in accordacne
with the aspirations and objectives of
the NPPF for Local Plans to
significantly boost housing supply.
Furtermore to achieve this and deliver
a five year supply of land for hosuign
will require signifcant increases in the
delviery of housing in the short term.
The AECOMM traffic and
transportation study provides the
evidence base for the strategic impact
of the development proposals in the
Derbyshire Dales Local Plan. This takes
account of traffic survey data in
'neutral' months (Neutral months are
those less subject to seasonal
variations. They are taken as being
March, April, May, June, September
and October; outside of school
holidays. (Source: How the National
Road Traffic Estimates are Made
(Department for Transport, 2007)) in
accordance with the national
guidance. The conclusions in the
study, do however inidcate that there
is likley to be a significant impact upon
the Derby Road/Strusron Road in
Ashbourne junction - however DCC as
highwasy authority did not object to
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Whole Plan Page

APPENDIX 3
the scale of imapct and as such it is
considered that there is no justifibale
reason why any of the allocations
should be delted from the Local Plan.
Policy DS 1 and DS8 both include
requiremetns for the submission of
detailed transpot assessments and
travel plans which should include 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.
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Dan Sellers

Full document

Yes

Yes

Yes

SUPPORT
I fully agree with and strongly support the new Local Plan and all its policies. I
strongly agree with the "Protecting Derbyshire Dales" and "Protecting the Historic
Environment & World Heritage Site". I strongly support the redevelopment of
Brownfield land and remediation of industrial sites.

Support welcomed

No Change

Whole Plan

5704/762

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Whole Plan Page
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APPENDIX 3

Name/
Organisation

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

David Jackson

whole plan

Yes

Yes

Yes

SUPPORT
Hognaston Parish Council has nothing to add to comments previously submitted and
is satisfied that the Plan is legally compliant and 'sound'

Support welcomed

No Change

Whole Plan

3657/377

Hognaston
Parish Council

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Whole Plan Page
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Name/
Organisation

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Ian Fullilove

whole plan

Yes

Yes

Yes

SUPPORT
The National Park Authority considers the Local Plan to be positively prepared,
justified, effective, and consistent with national policy.
The Authority wishes the District Council every success in taking the local plan
through the final stages to adoption

Support welcomed

No Change

Whole Plan

2140/308

Peak District
National Park
Authority

REPRESENTATION
SUGGESTED CHANGE TO PLAN

14
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Policy/Para
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Edwin Harnell

Whole Plan

Yes

No

No

SUPPORT

Comments related to the level of
housing provision are noted. The NPPF
is clear in it’s requirement for Local
Planning Authorities to make every
effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits. It is therefore a
national requirement that the District
Council seeks to accommodate this
number of dwellings and it has
allocated sufficient available land to
meet housing needs through policy S6.
An Interim Duty to Cooperate
Statement has been provided as part
of the evidence base.

No Change.

Whole Plan

6133/787

Local Resident

REPRESENTATION
When We moved to Derbyshire from the SE of England 9 years ago My wife and I did
so because it is not the SE. When I return to Hertfordshire to visit friends and family I
always breath a huge sigh of relief when we turn back on to the M1 and start heading
north. My only regret in moving to Derbyshire 9 years ago is that we didn't do it 10
years previously. Many is the time I stand with my wife on our back porch in Oker
looking out over Wensleydale and have to pinch myself that I am privileged to live in
such a uniquely beautiful part of the country right on the edge of the country's first
national park. Which is why I will resist to the utmost the plans to build 6 1/2
thousand houses on it. You can call this NIMBY~ism if you like and perhaps there is
an element of that but I moved here to get away from the SE and now you want to
build all over it and make here just like the there I left 9 years ago. Please don't do it.
I could try and make the argument that the roads, schools, and GP surgeries do not
have the capacity but I would have thought you could have worked that one out for
yourself. Just look out of your council house Windows at the Gridlock that Crown
Square often is or try driving through Matlock Bath on a Bank Holiday weekend. It
seems to me that there are areas in Derbyshire that need and would welcome the
investment that 6500 new homes would bring. Areas like Clay Cross, Stavely, and
other ex mining towns that have struggled since the pits closed. Why not build
proportionately more homes there where they are needed? We need some new
homes in the Dales and National Parks but 6500 would permantly erode the nature of
the landscape and put an intolerable strain on public services that are themselves
already over stretched. If local democracy means anything I hope you will listen to the
views of the local residents who's lives will be blighted by this proposed development
and think again.
SUGGESTED CHANGE TO PLAN

Comments related to the provision of
infrastructure are noted. The
Derbyshire Dales Infrastructure
Delivery Plan Review Report (2015)
forms part of the evidence base and
seeks to identify gaps in the existing
infrastructure provision and
therequirements necessary to support
the sustainable growth of the plan
area. Consultations have been
undertaken with a wide range of
stakeholders, none of whom have
indicated that there are major barriers
to development of the scale proposed.
Comments related to the landscape
within the Derbyshire Dales are noted.
Allocations within the Local Plan were
subject to extensive assessment for
their suitability which considered
matters such as landscape sensitivity
and capacity to accommodate
development, the outcomes of this
work are presented in the SHELAA.
Accordingly no changes to the housing
target for the Local Plan are
recommended.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Angela Colmar

The whole
plan

No

No

No

SUPPORT

Comments relating to consultation
with residents of Tansley and the
Parish Council are noted. The District
Council have consulted widely on the
Local Plan at various stages of the
preperation process. Initial
consultation was undertaken on Key
Issues and Options in November 2015
followed by consultation on the Draft
Plan which was undertaken in April
2016. Details of the consultations are
available within the Statement of
Consultation, published on the District
council website. All consultation,
including the current pre submission
draft consultation, have been in
accordance with the District Council's
adopted Statement of Community
Involvement.

No Change

Whole Plan

6011/718

REPRESENTATION
There has been very little DDDC's co-operation with the village, Parish Council and
the community of Tansley with regard to allocation and sustainability of sites. The
views of the vast majority of the residence of Tansley have been ignored with regards
to the number and type of houses to be built in the village. The number of houses
proposed is far in access of the proportion being allocated in other areas when you
consider the size, infrastructure and facilities of the village
No consideration has been given to the following points
Highway safety and access to services, and congestion at key junctions in the
area
GP surgery provision and waiting time
Lack of infrastructure provision related to future development sites
No up-to-date assessment of need related to sports facilities and open space
Incorrect information describing Tansley and its ability to sustain vital
infrastructure (e.g. shop, pre-school, Post Office, bus service)
SUGGESTED CHANGE TO PLAN
The plan is not sound as it is not based on local need and recent research for the
demand for local housing. The local area does not have the jobs or infrastructure to
warrant the building of 6,000 plus houses. The housing supply in our area is not
outstripped demand. No evidence has been produced to indicate the need for this
significant amount of building particularly in our village. We run the risk of loosing the
character and identity of our local villages and towns by building on green field sites
to meet a government quota that is NOT based on local need.
The plan needs to be based on assessment of local housing need and numbers need
to be proportionate to the villages/towns they are being added to.
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Comments relating to the number of
allocations within Tansley are also
noted. The sustainability of Tansley as
a settlement and its suitability for
development has been assessed as
part of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good accessibility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology. Based on this
assessment it is deemed wholly
appropriate that Tansley is classified as
tier 3 village which should be allocated
a proportion of the development
needed within the District. The OAN
has been assessed using the standard
methodology set out in the NPPG and
the District Council is required to make
every effort to meet this by pargaraph

Whole Plan Page

APPENDIX 3
47 of the NPPF.
Comments related to the provision of
infrastructure in Tansley are noted.
The Local Plan should be read as a
whole document. Policy S11 seeks to
ensure that infrastructure will be in
place at the right time to meet the
needs of the District. New
development, including that allocated
within policy HC2, will only be
permitted where the necessary
infrastructure to serve it is either
available, or where suitable
arrangements are in place to provide
it. Discussions will continue to be held
with infrastructure providers in taking
the plan forward.
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Legal
Compliant

Sound

Compliant
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Cooperate

Representation

Officer Comment

Recommendation

No

No

No

SUPPORT

As part of the evidence base to
support the Derbyshire Dales Local
Plan Pre Submission Draft an Interim
Duty to Cooperate Statement was
published in August 2016. The purpose
of the interim statement was to
provide an overview of how the
Council has worked to meet its
obligations under the Duty to
Cooperate. A revised version of the
Duty to Cooperate Statement is to be
prepared to accompany the Plan for
Submission. The District Council has
worked closely with partner
organisations, local communities,
agencies and authorities as required
by Section 110 of the Localism Act. The
outcomes of this work have been and
will be documented in the Duty to
Cooperate Statement for Submission.

No Change.

Duty to Co-operate and Evidence Base

3752/62

Richard
Crosthwaite
Gladman
Developments

Duty to
Cooperate

REPRESENTATION
There is inadequate evidence (Duty to Cooperate Interim Statement, HEDNA)
presented by the Council at this stage to confirm that the 'Duty to Cooperate' has
been achieved with regards to housing needs.
Whilst Gladman recognise that the Duty to Cooperate is a process of ongoing
engagement and collaboration, as set out in the PPG it is clear that it is intended to
produce effective policies on cross-boundary strategic matters. In this regard
Derbyshire Dales must be able to demonstrate that it has engaged and worked with
its neighbouring authorities, alongside their existing joint working arrangements, to
satisfactorily address cross boundary strategic issues, and the requirement to meet
any unmet housing needs. This is not simply an issue of consultation but a question of
effective cooperation.
It is noted that the Council has sought to justify how it is tackling cross boundary
issues through its Duty to Cooperate Interim Statement. The Interim Statement
usefully explains the background to the approach that is being taken by the Council in
determining its claimed OAN and the associated allocation of housing land to meet
this proposed requirement (Paragraphs 3.11 to 3.36). With regard to the Duty to
Cooperate, it is important that all relevant neighbouring authorities are supportive of
the approach that is being taken by the Council and for this to be evidenced at
Examination in Public. Where necessary, evidence should be provided to explain that
any shortfall in meeting the needs of these districts can be supported by the delivery
of housing in appropriate neighbouring areas and vice versa.
The Draft Plan that was published for consultation in April 2016 included a shortfall
against the Council’s claimed OAN. Since the publication of the draft Local Plan, it is
noted that some additional sites have been identified by the Council as proposed
housing allocations.The identification of additional land for housing within the PreSubmission draft plan (against those proposed in April 2016) is welcomed, but it is our
belief that the proposed housing supply from allocations will need to be extended
further. The approximate overall site capacity figure of 6571 only marginally exceeds
the claimed OAN of 6440. The difficulty with this is that it leaves the Council with only
a very limited contingency over the plan period in the event that its allocated sites do
not come forward as predicted at this stage (just 2%). It is likely that the quantity of
housing from the proposed allocations will not meet the claimed OAN within the plan
period. It does not therefore represent a sound approach when considered against
the four tests set out in the Framework (Paragraph 182).
This issue can be overcome and that further land for sustainable residential
development can be identified within the District that is suitable, available and
achievable. Clear justification will need to be provided by the Council to explain why
particular sites are not appropriate for allocation within Derbyshire Dales District.
These matters are explained in further detail in the comments made on policies HC1
and HC2. The comments include the changes and suggested actions that Gladman
recommend to ensure that the Council’s approach to the delivery of housing over the
plan period can be demonstrated as being sound. The Council must also ensure that it
is putting a suite of sufficiently flexible development management policies in place to
18

Comments relating to the overall site
capacity figure being marginally above
the OAN and consequently providing
little contingency for the delivery of
sites over the Plan period are noted.
The District Council is committed to
the delivery of housing land to meet
the requirements identified and
continues to work closely with the land
owners and agents of allocated sites to
ensure sites are available, suitable and
deliverable in the timescales identified
in the accompanying housing
trajectory. It is considered that policy
HC1 provides the appropriate
commitment and strategy to monitor
actual and forecast housing provision
to ensure that there is a five year
supply of housing against the
requirements in the Local Plan.
In regard to the request to reconsider
discounted sites, rejected sites have
been discounted from the Local Plan
for valid, material planning reasons.
The SHELAA evidence clearly
documents why sites have been
discounted and the reasons why they
have been considered unsuitable,

Chapter 1 Page 4

APPENDIX 3
enable it to take a suitably pro-active approach in supporting the delivery of housing
in sustainable locations. This is a requirement of the Framework and will be
particularly important in the event that the Council identifies through its monitoring
that it will be unable to
meet its planned requirement or five year housing land supply from allocated housing
sites.Paragraph 181 of the Framework sets out what is expected of local authorities
when submitting local plans for examination, in order for them to evidence that they
are planning strategically across local authority boundaries. The Council’s Interim
Duty to Cooperate Statement must demonstrate how this is being achieved within the
District (emphasis added):
‘Local planning authorities will be expected to demonstrate evidence of having
effectively cooperated to plan for issues with cross-boundary impacts when their
Local Plans are submitted for examination. This could be by way of plans or policies
prepared as part of a joint committee, a memorandum of understanding or a jointly
prepared strategy which is presented as evidence of
an agreed position. Cooperation should be a continuous process of engagement from
initial thinking through to implementation, resulting in a final position where plans
are in place to provide the land and infrastructure necessary to support current and
projected future levels of development’.
SUGGESTED CHANGE TO PLAN
It is recognised that there is a large degree of overlap between Derbyshire Dales
District and a number of Strategic Housing Market Areas. Prior to submission of the
Local Plan the District Council will update its current ‘Interim Duty to Cooperate
Statement’ to confirm that an agreed position has been reached with any relevant
neighbouring local planning authorities. In particular, this should include clear
information relating to how neighbouring authorities have determined OAN and
where necessary how this will be met across the relevant housing market area(s).
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unavailable or undeliverable. It is
therefore not deemed necessary at
this stage to make any further
revisions to the Plan apart from the
preparation of an updated Duty to
Cooperate Statement to accompany
the Plan for Submission as referred to
above.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation
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Recommendation

Yes

No

No

SUPPORT

The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

3291/480

Gerard Flanagan

1.7

REPRESENTATION
NPPF guidelines say “Local planning authorities will need to identify and engage at an
early stage with all those that may be interested in the development or content of the
Local Plan, including those groups who may be affected by its proposals but who do
not play an active part in most consultations.” Derbyshire Dales District Council has
not made sufficient effort to engage meaningfully with local communities through
two-way discussion. Residents of Tansley have been given minimal information about
proposals for development in their village and are still confused about what to expect.
There has been no attempt at direct engagement with the residents of Tansley, or
even with the Parish Council, despite the fact that Tansley is earmarked for significant
development in relation to its size and facilities.
SUGGESTED CHANGE TO PLAN
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No

No

No

SUPPORT

Comments related to the consultation
process are noted. The consultation
process has been undertaken in
conformity with the Town and Country
Planning (local Planning) (England)
Regulations 2012. Previous
represenations on the Draft Plan were
considered at a meeting of the Local
Plan Advisory Committee on 22nd June
2016 and revisions then made and
resolved at a meeting of the LPAC on
13th July 2016. The pre submission
stage of consultation provides an
opportunity for people to comment on
whether the pre submission plan is
sound, legally compliant and adheres
to the Duty to Cooperate. The
response forms and survey have been
modelled on guidance from the
Planning Inspectorate within their
'Procedural Practice in the
Examination of Local Plans'. The
consultation process has therefore
been appropiately carried out.

No Change.

Duty to Co-operate and Evidence Base

2809/677

Ursula Blake

1.8

REPRESENTATION
The public consultations seem to be a waste of everyone's time. Previous informal
consultation submissions have not been collated, giving an impression that whatever
is said at these meetings is disregarded. This does not comply with "the duty to cooperate". What guarantee do we have that the public will be listened to in future
meetings? Our time is precious, just as it is for the planners.
There does not seem to be any regard given to the local daily life of residents.
Ashbourne, at peak times regularly gets grid locked and if we are trying to get our
children to school, or do some shopping, or go to the library, or doctors or dentist, we
are blocked by the amount of traffic, which will obviously get even worse if the
proposed new houses are built, none of which are being built within comfortable
walking distance of the centre.
Our only option is to go down the bypass and shop at Aldi or M&S. What does this say
to our local businesses? It is a misery to drive my children to school in the mornings
and collect them again in the afternoon. And what of the sign saying "Gateway to
Dovedale"? More like "Corridor of housing to Dovedale".
It is a travesty that all our greenfields are being built on. Ashbourne is famous for its
beautiful countryside views. Are these all to be destroyed?
SUGGESTED CHANGE TO PLAN

Concerns related to traffic issues in
Ashbourne are noted. Discussion with
infrastructure providers have been
continuouse throughout the plan
preperation process. Policy S11 also
seeks to ensure that infrastructure will
be in place at the right time to meet
the needs of the District.
Concerns related to the development
of greenfield land are also noted. The
District Council has assessed all
available land submitted to the Call for
Sites. Unfortunately there is insufficent
suitable brownfield land available to
meet the OAN as required in
paragraph 47 of the NPPF and
therefore some greenfield land has
had to be allocated.
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Sound
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No

No

No

SUPPORT

The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

5928/297

Mrs D M Dakin

1.8
HC2

REPRESENTATION
NPPF 155 states 'Early & meaningful engagement and collaboration with
neighbourhoods, local organisations and businesses is essential. A wide selection of
the community should be proactively engaged so there is a collective vision & a set of
agreed priorities for sustainable development. 96 new properties is not sustainable
for Tansley.
SUGGESTED CHANGE TO PLAN
Re-consider the number of dwellings to be developed in Tansley. 96 dwellings is not
sustainable.

The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. .
Tansley has been assessed as a
sustainable location for further
development and was assessed as a
Tier 3 settlement as part of the District
Council's evdience base paper the
'Settlement Hierarchy'. Settlements in
Tier 3 are assessed as accessible
settlements with limited facilities.
These villages are the most sustainable
villages in the rural areas which have
good social infrastructure, some local
employment opportunities and are
located on main roads with good
accessibility to the main town and
larger centres.
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The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

3291/464

Gerard Flanagan

1.7

REPRESENTATION
The consultation process is deficient and DDDC’s approach to communication too
one-sided; the online surveys exclude people with no internet access and are limited
in scope, while the public meetings are too big for any issues to be debated
intelligently especially as DDDC imposes limits on the number of speakers allowed and
the time allocated to each one.
Also, DDDC should have engaged with individual communities right at the beginning
of the process, before a hierarchy of settlements was drawn up. We had no say in that
process which was completed before any public consultation took place. DDDC's
exhibitions, meantime, are intended to inform, not stimulate two-way
communication. Tansley residents have had no say in the sites chosen for the
proposed 96 houses allocated to the village in the Draft Plan, and no information
about how this housing development might impact on Tansley. Nor has there been
any information or discussion regarding infrastructure to complement the proposed
housing development. Given all the above points, it is hard to see how the
formulation of the Plan is consistent with the aim of achieving sustainability.
SUGGESTED CHANGE TO PLAN

The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. .
Tansley has been assessed as a
sustainable location for further
development and was assessed as a
Tier 3 settlement as part of the District
Council's evdience base paper the
'Settlement Hierarchy'. Settlements in
Tier 3 are assessed as accessible
settlements with limited facilities.
These villages are the most sustainable
villages in the rural areas which have
good social infrastructure, some local
employment opportunities and are
located on main roads with good
accessibility to the main town and
larger centres.
The Plan should be read as a whole.
Policy S11 seeks to ensure new
infrastrucure is in place at the right
time to support then needs of the
23
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District and to support the
development strategy.
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The additional text in Para 2.23 is helpful and the inclusion of the site assessment
methodology for the historic environment is welcomed as part of the evidence base
for the Local Plan. The clarification on the site assessment and reduction in some of
the site sizes is also welcomed.

Support welcomed

No Change

Duty to Co-operate and Evidence Base

5687/188

Rosamund
Worrall
Historic England

SHELAA, Para
2.23

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The District Council's 5 year housing
land supply position has been
published within the

No Change

Duty to Co-operate and Evidence Base

4794/73

Sue Green
Home Builders
Federation Ltd

evidence
base- shlaa

REPRESENTATION
At this time the Council has not produced an up to date assessment of is 5 YHLS
positition. When this information is available the HBF reserves the right to make
further comments on whether or not there will be 5YHLS on adoption of the Local
Plan. Without a demonstrable 5 YHLS on adoption the Local Plan would be unsound
for failing to be postively prepared and effective. The HBF would expect the Council to
use the Sedgefield approach to shortfalls together with 20% buffer applied to both
the annualised requirement and the shortfall.

SHELAA:http://www.derbyshiredales.g
ov.uk/images/documents/L/Local%20P
lan%20evidence%20base%20docs%20J
uly%202016/SHELAA_Report_August_
16.pdf
This meets the requirements of the
guidance.

SUGGESTED CHANGE TO PLAN
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Comments regarding the Duty to
Cooperate are noted. The NPPF
indicates that every effort should be
made to objectively identify and meet
the full objectively assessed needs for
market and affordable housing in the
housing market area. The Derbyshire
Dales Housing and Economic Needs
Assessment identifies the extent of the
District Council's Objectively Assessed
Need for Housing and Employment
Land in accordance with the
requirements of the NPPF and NPPG.
Policy S6 and Table 3 demonstrates
that the District Council can meet the
full objectively assessed needs for
housing , and with sufficient land for
6,571 dwellings up to 2033
acknowledges that not all
commitments are likely to be
implemented.

No Change

Duty to Co-operate and Evidence Base

5924/197

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

Duty to
Cooperate-1.7

REPRESENTATION
The DDLP EIP Inspector from the previous Deposit Local Plan, Keith Holland, indicated
in his report that the Council had ‘comprehensively failed to achieve effective cooperation’ which must be redressed in this Plan for it to succeed. This occurred largely
because neighbouring authorities were invited to contribute to DDDC’s housing needs
at a relatively late stage in the process, when their own plans were already well
advanced. This situation has not changed. There are still clear tensions and therefore
Derbyshire Dales faces many of the same problems once again.
Evidence from the Council’s 306 page Duty to Co-operate Interim Statement indicates
that in November 2015 the Council invited all its neighbouring authorities to attend a
Local Plan Workshop in December 2015 (see DOC9), to explain the implications of the
GL Hearn Housing & Economic Development Needs Assessment which was
undertaken in September 2015. (The notes of this meeting are in DOC11A). They
wrote once again to all their neighbouring authorities on 7th April 2016 (DOC 21 - 36,
39, 46 & 47), notifying them about the publication of the draft DDDC Local Plan and
inviting them to contribute to the shortfall in housing land provision.
The key conclusion arising from this round of inter-authority consultation was that
other authorities declared that they were either fully stretched themselves in finding
suitable housing provision or had already formulated their Local Plan proposals and
hence were already committed to their strategies.
It is therefore evident that the District Council cannot rely on other surrounding
authorities to ‘compensate’ for any shortfall made by Derbyshire Dales in meeting its
housing needs and requirements – nor should the Council expect them to do so.
As a result of this, the Council’s Objectively Assessed Housing Needs (OAHN) which
has been assessed by consultants, GL Hearn, shows that at the very least the housing
requirement over the period from 2013 – 2033 is 6,440 dwellings and that must be
met in full, with a suitable allowance for flexibility. Our response on the level of
Housing Requirements assessed by GL Hearn looks at this in a little more detail.
Refer to supporting letter for further representations.
SUGGESTED CHANGE TO PLAN

The District Council has undertaken a
comprehensive SHELAA process which
has sought to demonstrate that the
sites allocated within the Local Plan
are available and deliverable within
the timeframe identified in the
housing trajectory. The District Council
is committed to ongoing discussions
with landowners and agents of sites
allocated within policy HC2 to ensure
the sites are delivered. Furthermore
policy HC1 sets out that the Council
will monitor the actual and forecast
provision of housing to ensure that
there is a 5 years supply of deliverable
housing sites against the housing
requirement in the Local Plan and if
necessary will review the Local Plan to
bring additional sites forward.
Accordingly it is considered that policy
S6 and the supporting evidence base
meets the requirements of the
Framework, notably paragraph 47 and
guidance within the NPPG and
therefore no changes are
recommended at this stage.
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The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

6063/428

Craig Wood

1.8

REPRESENTATION
NPPF 155 states' Early and meaningful engagement and collaboration with
neighbourhoods local organisations and business is essential. A wide section of the
community should be proactively engaged so there is a collective vision, and a set of
agreed priorities for sustainable development' Tansley Parish Council were invited to
one Parish Council seminar, at this meeting we were informed about the different
stages of the Plan -- this one off meeting could never be described as 'meaningful
engagement' Tansley Parish Council has not been invited to discuss site allocations, or
asked for their views related to infrastructure requirements. The District Council gave
Tansley no indication of finite numbers, sites for allocation have come forward in a
piecemeal way, discussions would have been helpful, and given the community more
confidence in the allocation process, however there is a strong feeling of having
allocations imposed upon the community because of the lack of liaison. There are
only a handful of villages with large allocations, surely those settlements need to
know how the substantial increase in their population will be mitigated, - although
the village has been allocated almost 100 new homes Derbyshire Dales have not
thought it appropriate to seek the views of residents, who will be effected by this
additional development. The Plan appears to be based upon land availability, with
little concern for sustainability especially related to Tansley.
SUGGESTED CHANGE TO PLAN

The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. .
Tansley has been assessed as a
sustainable location for further
development and was assessed as a
Tier 3 settlement as part of the District
Council's evdience base paper the
'Settlement Hierarchy'. Settlements in
Tier 3 are assessed as accessible
settlements with limited facilities.
These villages are the most sustainable
villages in the rural areas which have
good social infrastructure, some local
employment opportunities and are
located on main roads with good
accessibility to the main town and
larger centres.
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The Comments in relation to the
approach taken to the identification of
an OANH for Derbyshire Dales
covering the District Council area
rather than by preparing and OAHN
for a HMA approach reflects the issues
and approach taken in the HEDNA.
Demographic and economic forecasts
are not published below local
authority level, and thus it is not
practical to have different studies
considering housing need in different
parts of the Districts. As such the
HEDNA approach represents a
proportionate response.

No Change

Duty to Co-operate and Evidence Base

5924/222

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

Housing
Market Area

REPRESENTATION
The Derbyshire Dales Local Plan is unusual in two respects, firstly it comprises an
elongated geographical area which covers a wide variety of smaller towns and
villages, but it only relates to the part of District which lies outside the Peak Park. The
remainder is covered by the Peak District National Park Planning Authority and is
therefore governed according to different criteria and by a different planning
authority, the Peak Park Planning Board, and secondly the practical economic and
housing market area is composed of at least four wider strategic housing market
areas – looking eastwards to Derby, north-westwards towards Manchester, northeastwards towards Sheffield and southwards towards Derby, Stoke on Trent, Burton
and Birmingham. There is no single strategic housing market area as the Council
acknowledged in its letter dated 14th December 2015 (DOC 14) within the Duty to Cooperate Statement – and in various other documents within the evidence base. The
attempt by the Council’s consultants, GL Hearn, to re-interpret the geography of the
District as a single housing market area for Local Plan purposes, is therefore at best a
compromise solution and at worst, fundamentally unsound. However, since all the
surrounding authorities have already defined their HMA’s to exclude Derbyshire
Dales, the solution to this problem is not immediately obvious.
Brailsford, however, falls clearly within the effective housing market area for Derby.
Indeed, the former Derbyshire Structure Plan incorporated the south-eastern part of
Derbyshire Dales, including Brailsford, within the Derby Sub-Area at that time.
Brailsford lies within 20 minutes’ drive, (or 30 minutes’ bus ride) from the City and
hence is heavily influenced by the pressures arising from Derby and is able to
contribute to meeting some of the housing needs of people who work in Derby.
Brailsford therefore has a key role in helping to meet the housing requirements of
Derbyshire Dales.
SUGGESTED CHANGE TO PLAN
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The DTC Statement which
accompanied the Derbyshire Dales
Local Plan Pre Submission Draft
indicates that the District Council has
engaged with neighbouring authorities
in both the Derby HMA and Sheffield
City Region through the plan-making
process, including around housing
needs.
Brailsford is indeed a settlement which
provides opportunities to meet the
housing requirements of the plan area,
and the allocations in the Derbyshire
Dales Local Plan Pre Submission Draft
make an appropriate contribution.
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SUPPORT
I would have liked to reply "I don't know" (not being a lawyer) but there was no such
option.

The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

3291/726

Jane Flanagan

1.8
NPPF
guidance on
drawing up a
Local Plan

REPRESENTATION
NPPF guidelines say “Local planning authorities will need to identify and engage at an
early stage with all those that may be interested in the development or content of the
Local Plan, including those groups who may be affected by its proposals but who do
not play an active part in most consultations.” Derbyshire Dales District Council has
not made sufficient effort to engage meaningfully with local communities through
two-way discussion. Residents of Tansley have been given minimal information about
proposals for development in their village and are still confused about what to expect.
There has been no attempt by DDDC to engage directly with the residents of Tansley
about their specific concerns, or even with the Parish Council, despite the fact that
Tansley is earmarked for significant development in relation to its size and facilities.
The consultation process is deficient and DDDC’s approach to communication too
one-sided to be meaningful; the online surveys exclude people with no internet
access and are limited in scope, while the public meetings are too big for any issues to
be debated intelligently especially as DDDC imposes limits on the number of speakers
allowed and the time allocated to each one. Also, DDDC should have engaged with
individual communities right at the beginning of the process, before a hierarchy of
settlements was drawn up. We had no say in that process which was completed
before any public consultation took place. DDDC's exhibitions, meantime, are
intended to inform, not stimulate two-way communication. Tansley residents have
had no say in the sites chosen for the proposed 96 houses allocated to the village in
the Draft Plan, and no information about how this housing development might impact
on Tansley. Nor has there been any information or discussion regarding infrastructure
to complement the proposed housing development. Given all the above points, it is
hard to see how the formulation of the Plan is consistent with the duty to co-operate
and the aim of achieving sustainability.
SUGGESTED CHANGE TO PLAN
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Comments regarding the Duty to
Cooperate are noted. The District
Council has engaged with those
agenices and authorities which it is
required to under the legislation. A
Duty to Cooperate statement has been
prodcued outlining how and when this
has occurred. No changes are
therefore recommended.

No Change.

Duty to Co-operate and Evidence Base

827/694

David
Sandbrook

HC2

REPRESENTATION
There is little evidence of DDDC fulfilling the duty to co-operate and liaising/cooperating with neighbouring authorities on housing numbers, housing provision and
resultant allocations.
SUGGESTED CHANGE TO PLAN
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The AECOMM traffic and
transportation study provides the
evidence base for the strategic impact
of the development proposals in the
Derbyshire Dales Local Plan. This takes
account of traffic survey data in
'neutral' months (Neutral months are
those less subject to seasonal
variations. They are taken as being
March, April, May, June, September
and October; outside of school
holidays. (Source: How the National
Road Traffic Estimates are Made
(Department for Transport, 2007)) in
accordance with the national
guidance. Whilst there may be slight
variances in the survey data the
conclusions in the study, do however
indicate that there is likely to be a
significant impact upon the Derby
Road/Sturston Road in Ashbourne
junction - however DCC as highways
authority did not object to the scale of
impact and as such it is considered
that there is no justifiable reason why
any of the allocations should be
deleted from the Local Plan. Policy DS1
and DS8 both include requirements for
the submission of detailed transport
assessments and travel plans which
should include 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.

No Change

Duty to Co-operate and Evidence Base

2568/149

Mr Darren
Archer
Ashbourne
Nieghbourhood
Plan

AECOM Traffic and
Transport
Study

REPRESENTATION
The traffic data used within the report has not followed standard procedure for traffic
flow studies. It states that the analysis is based on "neutral months" i.e. April, May,
June, September or October. This is simply not correct as the table clearly states the
data was collected in January, one of the quietest traffic months resulting in
significant under statements for traffic flow rates and congestion within the town. In
some cases the actual levels are up to 4 times higher than those stated in the local
plan. Further details of this have been attached as a separate document.
SUGGESTED CHANGE TO PLAN
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The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

3384/554

Mr Peter
Norman

1.8

REPRESENTATION
The consultation process has not allowed for the effective engagement with
communities that have been identified by DDDC as suitable for additional
development under the local plan. There has been no discussion with communities
related to the impact of additional development upon infrastructure. DDDC are
unable to tell Tansley residents what additional facilities or infrastructure
improvements will be provided in conjunction with the increased proposed
development of 98 homes. There has been no discussion related to the sustainability
of sites. No choice or impact from Tansley residents. Development has been imposed.
SUGGESTED CHANGE TO PLAN

The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. .
Tansley has been assessed as a
sustainable location for further
development and was assessed as a
Tier 3 settlement as part of the District
Council's evdience base paper the
'Settlement Hierarchy'. Settlements in
Tier 3 are assessed as accessible
settlements with limited facilities.
These villages are the most sustainable
villages in the rural areas which have
good social infrastructure, some local
employment opportunities and are
located on main roads with good
accessibility to the main town and
larger centres.
The Plan should be read as a whole.
Policy S11 seeks to ensure new
infrastrucure is in place at the right
time to support then needs of the
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District and to support the
development strategy.
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The Government has set a clear policy
objective to boost housing delivery
and this will imply a range of local
authorities delivering at rates
exceeding those seen historically.
Delivery of 322 dpa would represent
stock growth of 0.9% per annum which
is a level which a range of local
authorities within the region and
nationally have achieved historically.
Leaving aside constraint-based factors,
it is considered that this level of
provision would not be unachievable
from a market perspective. To achieve
a five year supply will inevitably result
in a steep increase in the level of
development in the short-term, and
the rate of development has been
discussed and generally agreed with
each of the landowners/developers of
the allocated sites.

No Change

Duty to Co-operate and Evidence Base

5654/142

David Wieberg

SHLAA
appendix 3

REPRESENTATION
There is at times a total absence of common sense. I live a stone’s throw from
Cawdor quarry and not much farther from Halldale, so when I seen the likes of
Appendix 3, the Derbyshire Dales Housing Trajectory 2013-2033, I don’t know
whether to laugh or cry – the projected housing completion rates are frankly not
credible.
SUGGESTED CHANGE TO PLAN
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It is considered that at this time that
for consistency between the
Derbyshire Dales Local Plan Draft Plan
and the Derbyshire Dales Local Plan
Pre Submission Draft that the
submission of the Local Plan be based
upon the work undertaken by GL
Hearn on the OAHN i.e. a housing need
requirement of 6,440 for the whole of
the Derbyshire Dales over the plan
period 2013-2033.

No Change

Duty to Co-operate and Evidence Base

2745/125

Steve Buffery
Derbyshire
County Council

Strategic
Housing
Development

REPRESENTATION
2014-Based Sub-National Household Projections. Since publication of the AHEDN and
the DLP, the Department for Communities and Local Government (CLG) has published
the 2014-Based Sub-National
Household Projections (SNHP) (12 July 2016). As the most up-to-date set of household
projections, the Local Plan Inspector is likely to require DDDC to have undertaken
‘sensitivity testing’ of the population and household projections that formed the basis
of the AHEDN against the more up-to-date 2014-Based SNHP.
SUGGESTED CHANGE TO PLAN
This would be to ensure compliance with the requirements of the NPPF and NPPG,
particularly the need for the supporting evidence base to be robust and up-to-date.
DDDC is therefore recommended to consider the need to undertake this further work
prior to the submission of the Local Plan to the Planning Inspectorate.
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An update to the Transport Evidence
Base has been commissioned jointly
with Derbyshire County Council as
Highways Authority, this take into
account the employment allocations
and the extent of residential
development proposed in the
Derbyshire Dales Local Plan Pre
Submission Draft. The conclusions and
recommendations are essentially the
same as those in the original report.

No Change

Duty to Co-operate and Evidence Base

2745/119

Steve Buffery
Derbyshire
County Council

AECOM Traffic and
Transport
Study

REPRESENTATION
DCC’s detailed formal comments of 21 July 2016 on the highways impact implications
of the DLP were largely based upon the findings of the AECOM Transport Study,
published June 2016, which was jointly commissioned with DCC on your behalf to
assess the implications of future land use development and its likely impacts upon the
strategic transport network in the District (outside the Peak District National Park). Its
findings and recommendations on the scope of mitigation work required to
ameliorate potential highway impacts arising from planned development were
considered at the Cabinet Member Meeting - Highways, Transport and Infrastructure
on 12 July 2016, together with representations made at the meeting. The Highway
Authority’s comments made in DCC’s letter of 21 July 2016 remain largely relevant to
the PSDP, subject to the comments below.
Further Work Required
In comparison with the DLP, the PSDP incorporates a number of significant changes,
in particular:
• the increase in the overall scale of housing provision from 6,015 to 6,440
dwellings;
• the distribution of growth (‘rebalancing’) between the settlements; and
• the range of housing allocations identified, including some which have been
deleted, two new allocations have been identified and a number have had their site
capacities adjusted;
• the increase from 220 to 645 dwellings at Middle Peak Quarry, Wirksworth;
There is potential that these changes will have additional highway impact implications
to those identified in the AECOM Transport Study. It is therefore recommended that
the Transport Study is updated to reflect the changes in scale and distribution of
proposed allocations in order to provide an up-to-date, robust evidence base upon
which to assess the strategic transport implications of the PSDP’s land use proposals.
It would also give the opportunity to check that a realistic totality of highway
interventions can accommodate the final balance of proposed development between
the three Market Towns before the PDSP is presented for examination. For these
reasons, it is considered important that the additional transport study work is
undertaken to assess the highway impact implications of changes at this stage rather
than at the planning application stage.
The PSDP (as did the DLP) proposes an allocation of some 20 – 22 hectares of
employment land, two thirds of which would be on the former airfield at Ashbourne.
It would be helpful if the Transport Study also considered the implications of the
proposed impact of this employment allocation prior to the Examination in Public.
The Highway Authority would be pleased to provide advice in respect of the further
evidence as it comes forward.
SUGGESTED CHANGE TO PLAN
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The Derbyshire Dales Local Plan has
carried out continuous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

3129/536

Mrs Eileen
Brassington

1.8

REPRESENTATION
The consultation process has not allowed for the effective engagement with
communities, that have been identified by DDDC as suitable for additional
development. There has been no discussion with communities related to the impact
of additional development. DDDC are unable to tell Tansley residents what additional
facilities or infrastructure improvements will be provided in conjunction with the
increased development. There has been no discussion related to suitability of sites.
No evidence or notes related to suitability of sites. No evidence or notes related to
discussions with the Parish Council - contrary to NPPF 155.
SUGGESTED CHANGE TO PLAN

The Plan should be read as a whole.
Policy S11 seeks to ensure new
infrastructure is in place at the right
time to support then needs of the
District and to support the
development strategy.
With regards to the suitability of
allocated sites this has been
determined through the SHELAA
through which sites have been
extensively assessed for their
suitability. This document is available
to view on the Evidence Base page at:
http://www.derbyshiredales.gov.uk/pl
anning-a-building-control/local-plan2015-16/evidence-base
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The Derbyshire Dales Local Plan has
carried out continuous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

6272/533

Mrs Joan
Moorhouse

1.8

REPRESENTATION
The consultation process has not allowed for the effective engagement with
communities, that have been identified by DDDC as suitable for additional
development. There has been no discussion with communities related to the impact
of additional development. DDDC are unable to tell Tansley residents what additional
facilities or infrastructure improvements will be provided in conjunction with the
increased development. There has been no discussion related to suitability of sites.
No evidence or notes related to discussions with the Parish Council - contrary to
NPPF155.
SUGGESTED CHANGE TO PLAN
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The Derbyshire Dales Local Plan has
carried out continuous consultation in
accordance with Regulation 18, 19
and 22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

2831/84

Paul Jennings
Wirksworth
Town Councilclerk

1.8

REPRESENTATION
WTC feel that there was insufficient general level of consultation of the community
with regard to the Local Plan in comparison to the detailed and intensive approach
undertaken for the Neighbourhood Plan. It is particularly disappointing as a significant
new housing site has been introduced since the completion and adoption of the
Wirksworth Neighbourhood Plan in 2015. We note the benefits that may accrue from
such an expansion of the town and are aware of the early nature of such
developments, however the Town Council would hope that due regard is paid to the
above concerns at an early stage and that such strategic assessments as are needed
are carried out well before planning determinations are made.
SUGGESTED CHANGE TO PLAN

WNP can be revised if considered
necessary to reflect emerging local
plan policies.
All strategic sites, on which more than
100 dwellings are proposed, have site
specific policies which require detailed
information on technical issues be
submitted by the developer alongside
an application. All future applications
will be subject to formal statutory
consultation.
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Comments Noted - The evidence does
indicate that there is likley to be
increased traffic in Matlock and the
surrounding settlements, however in
the absence of a strategic objective
from Derbyshire County Council as
Highways Authority, none of the sites
identified in the Local Plan have been
removed as they are all required to
meet the OAN requirement. Mitiagtion
measures will be required and these
will emerge as the details of indivdual
proposals come forward.

No Change

Duty to Co-operate and Evidence Base

5667/591

Patrick John
D'Arcy

Transport
Evidence Base
Report

REPRESENTATION
No account appears to have been taken of existing or future traffic problems at the
Darley Dale A6 junctions with Chesterfield Road and Station Road. Proposed Housing
development to the south of the A6, change of use of the old RBS Bank, and
relocation of the Darley Dale Medical Centre will have a severe impact, not least with
access.
SUGGESTED CHANGE TO PLAN
1. An independent traffic study is needed, considering both current and future
problems as experienced by the public (as distinct from purely statistical analysis).
2. An objective traffic management plan including roundabouts, bollards and/or
traffic lights as appropriate should be prepared for public consultation.
3. A commitment in the Local Plan to carry the above out within a limited timescale of
planning proposals being submitted should suffice.
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In terms of infrastructure issues Policy
S11 seeks to ensure that these matters
are adequatley addressed as planning
applications come forward. This
includes ongoing discussions with
Derbyshire County Council as
Highways Authority.
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Comments regarding Authority
Monitoring Reports are noted. The
District Council is currently in the
process of producing an Authority
Monitoring Report which will form
part of the submission document
library to be submitted to the
Inspectorate. The District Council is
also in the process of updating the
Local Development Scheme to reflect
current timetables.

No Change

Duty to Co-operate and Evidence Base

3291/648

Jane Flanagan

1.8 (NPPF
guidance on
keeping local
communities
informed. Also
Localism Act
2011)

REPRESENTATION
I question whether Derbyshire Dales District Council (DDDC) has followed NPPF
guidelines on keeping local communities fully informed about progress of the Local
Plan. Indicative of this failure to inform communities and ensure transparency is the
fact there is no up-to-date Authority Monitoring Report on the council’s website (the
latest one viewable online is the Annual Monitoring Report 2012/13 ).
NPPF says “local planning authorities must publish information at least annually that
shows progress with Local Plan preparation, reports any activity relating to the duty
to cooperate and shows how the implementation of policies in the Local Plan is
progressing and are encouraged to report as frequently as possible on planning
matters to communities” Furthermore, the Localism Act 2011 requires that Local
Planning Authorities annually publish information on the implementation of the Local
Development Scheme and the extent to which planning policies set out in the Local
Development Documents are being achieved in the interests of transparency
SUGGESTED CHANGE TO PLAN
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Comments relating to consultation
with members of the Tansley
community are noted. The District
Council have consulted widely on the
Local Plan at various stages of the
preperation process. Initial
consultation was undertaken on Key
Issues and Options in November 2015
followed by consultation on the Draft
Plan which was undertaken in April
2016. Details of the consultations are
available within the Statement of
Consultation, published on the District
council website. All consultation,
including the current pre submission
draft consultation, have been in
accordance with the District Council's
adopted Statement of Community
Involvement.

No Change

Duty to Co-operate and Evidence Base

423/598

Mrs C Jane Best

1.8 Duty to
Co-operate

REPRESENTATION
Derbyshire Dales District Council failed to consult with communities that have been
allocated development. Residents have had no say in the allocation or choice of sites.
Throughout the process DDDC have said communities will benefit from additional
development however they are not able to tell communities what improvements
there will be. There does not appear to be any plans in place to improve or make
access to facilities easier. Tansley is 2.5km from Matlock. This is where we do our food
shop and see the doctor. DDDC insist our village is sustainable!
SUGGESTED CHANGE TO PLAN

With regard to infrastructure
improvements policy S11 seeks to
ensure that infrastructure is in place at
the right time to meed the needs of
the District.
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It is acknowledged that some changes
to the policy maps including the
creation and deletion of wildlife sites
have not been consulted on prior to
August 2016. The Pre Submission Draft
Plan Consultation undertaken in
August provided an opportunity to
comment on such matters. Revisions
to wildlife sites are decided by the
Wildlife Site panel, under the auspices
of the Derbyshire Wildlife Trust who
then provide advice to the District
Council on any changes. Such changes
are merely technical and do not affect
the policies in the Local Plan.

No Change

Duty to Co-operate and Evidence Base

540/153

Fiona Raistrick
Osmaston and
Yeldersley
Parish CouncilClerk

1.8

REPRESENTATION
We would like also to note that there are sections of the Plan that haven’t been
published before, creation and deletion of wild life sites, creation of Strategic
Development Areas etc., hence people haven’t had the opportunity to comment on
them, hence weakening the Plan.
SUGGESTED CHANGE TO PLAN
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The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

6264/602

Mrs Jose Shaw

1.8 Duty to
Co-operate

REPRESENTATION
The consultation process has not allowed for the effective engagement with
communities, that have been identified by DDDC as suitable for additional
development. There has been no discussion with communities related to the impact
of additional development. DDDC are unable to tell Tansley residents what additional
facilities or infrastructure improvements will be provided in conjunction with the
increased development. There has been no discussion related to suitability of sites.
No evidence or notes related to discussions with the Parish Council - contrary to NPPF
155.
SUGGESTED CHANGE TO PLAN

The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. .
Tansley has been assessed as a
sustainable location for further
development and was assessed as a
Tier 3 settlement as part of the District
Council's evdience base paper the
'Settlement Hierarchy'. Settlements in
Tier 3 are assessed as accessible
settlements with limited facilities.
These villages are the most sustainable
villages in the rural areas which have
good social infrastructure, some local
employment opportunities and are
located on main roads with good
accessibility to the main town and
larger centres.
The Plan should be read as a whole.
Policy S11 seeks to ensure new
infrastrucure is in place at the right
time to support then needs of the
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The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change.

Duty to Co-operate and Evidence Base

886/603

Mr Richard
Camm

1.8 Duty to
Co-operate

REPRESENTATION
The consultation process has not allowed for the effective engagement with
communities, that have been identified by DDDC as suitable for additional
development. There has been no discussion with communities related to the impact
of additional development. DDDC are unable to tell Tansley residents what additional
facilities or infrastructure improvements will be provided in conjunction with the
increased development. There has been no discussion related to suitability of sites.
No evidence or notes related to discussions with the Parish Council - contrary to NPPF
155.
SUGGESTED CHANGE TO PLAN

The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. .
Tansley has been assessed as a
sustainable location for further
development and was assessed as a
Tier 3 settlement as part of the District
Council's evdience base paper the
'Settlement Hierarchy'. Settlements in
Tier 3 are assessed as accessible
settlements with limited facilities.
These villages are the most sustainable
villages in the rural areas which have
good social infrastructure, some local
employment opportunities and are
located on main roads with good
accessibility to the main town and
larger centres.
The Plan should be read as a whole.
Policy S11 seeks to ensure new
infrastrucure is in place at the right
time to support then needs of the
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The purpose of the landscape
sensitivity analysis was to identify
those areas that were most sensitive
to be able to accommodate new
development in the landscape - there
are many areas around the plan area
where the landscape was not
considered to be of the highest
sensitivities around some of the
settlements in the plan area - the
approach undertaken by the District
Council does not therefore restrict
development in the rural areas - it
seeks to ensure that only those most
suitable sites are capable of being
developed across the plan area.

No Change

Duty to Co-operate and Evidence Base

6080/112

W K Marshall
The Shirley
Children's Trust

Evidence Base
- landscape

REPRESENTATION
The Derbyshire Dales Landscape Sensitivity Analysis is used within the Local Plan as a
reason to direct development away from many of the rural settlements. Many of
these are deemed by virtue of being in open countryside as being of high sensitivity.
However the fact that they are of high sensitivity should not be a reason to prevent
organic growth of villages, it is just that such expansion must be well designed and
well located. Often it is in the most attractive settlements and countryside that there
is also the greatest need for affordable housing. Refer to supporting documentation
including extract from para 001 Ref ID:50-001-2014-0306 from NPPG
SUGGESTED CHANGE TO PLAN
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See Officer Comments in Respect of
Rep No. 5664/2

No Change

Duty to Co-operate and Evidence Base

6171/630

Mrs M Elsworth

Traffic
Assessment

REPRESENTATION
Does not take fully into account the impact of the traffic which will be generated.
SUGGESTED CHANGE TO PLAN
Remove Gritstone Road development from the Plan.
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An up to date Duty to Cooperate
Statement is being prepared – It is
acknowledged that the District is
covered by three Housing Market
Areas however in these there are
already well established working
arrangements that do not include the
District Council.

No Change

Duty to Co-operate and Evidence Base

4794/81

Sue Green
Home Builders
Federation Ltd

DTC

REPRESENTATION
Under S110 of the Localism Act 2011 which introduced S33A into the 2004 Act the
Council must co-operate with other prescribed bodies to maximise the effectiveness
of plan making. The Duty to Co-operate requires the Council to “engage
constructively, actively and on an on-going basis”. The high level principles associated
with the Duty are set out in the National Planning Policy Framework (NPPF) (paras
156, 178 – 181). In addition there are 23 paragraphs in the National Planning Practice
Guidance (NPPG) concerning the Duty. In considering if the Duty has been satisfied it
is important to consider the outcomes arising from the process and the influence of
these outcomes on the Plan. A required outcome is the delivery of full objectively
assessed housing needs (OAHN) for market and affordable housing in the housing
market area (HMA) (para 47 NPPF) including the unmet needs of neighbouring
authorities where it is reasonable to do so and consistent with sustainable
development (para 182 NPPF).
The NPPF requires the Council to meet in full OAHN for market and affordable
housing in the HMA as far as consistent with the policies of the NPPF. The NPPG
defines a HMA as a geographical area reflecting the key functional linkages between
places where people live and work. Derbyshire Dales adjoins seven other Local
Planning Authorities (LPA) namely Sheffield, High Peak, Staffordshire Moorlands, East
Staffordshire, South Derbyshire, Amber Valley and North East Derbyshire District
Council as well as the Peak District National Park.
A main criticism is that the Council has only undertaken an OAHN for Derbyshire Dales
itself rather than a wider HMA. Such poor practice is commented upon in the recently
published (March 2015) Local Plans Expert Group (LPEG) Report which refers to
“industry concerns of a trend towards the adoption by authorities … of smaller and
smaller HMAs in an apparent attempt to avoid the full implications of the Duty to
Cooperate and even of some authorities treating their own administrative boundaries
as the extent of their housing market area, which seems inherently unlikely to be the
case” (para 3.6).
Indeed this criticism is acknowledged by the Council in its Housing & Economic
Development Needs Assessment report dated 2015. The report concludes that “levels
of self-containment of migration are insufficient for the District to be regarded as a
HMA in its own right … both migration and commuting evidence suggests that
different parts of the District fall in separate HMAs – with the northern part of the
District relating to Chesterfield and Sheffield and the southern part more towards
Derby … the interrelationships identified between Derbyshire Dales and adjoining
authorities in this section are however relevant in respect of the Duty to Co-operate
particularly in respect of housing provision. The evidence points suggest that the
strongest migration links are with Sheffield, Amber Valley, North East Derbyshire,
Chesterfield and Derby” (paras 17.7, 17.8 & 17.20). Moreover at the previous Local
Plan Examination the Inspector found that “the HMA extends across Derbyshire into
East Staffordshire and Sheffield. The Council needs to work closely with other
authorities … re-open discussions with adjoining authorities under the provisions of
the Duty to Co-operate“ (paras 7 and 34 of Inspector’s Note on Examination of
Derbyshire Dales Local Plan dated July 2014).
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The HEDNA sets out that the southern
part of the District, including
Ashbourne and Wirksworth, falls
within a Derby-focused HMA; the
northern part, including Bakewell and
Hathersage, within a Sheffield-focused
HMA; and the central part within an
area of overlap with influences from
Sheffield, Chesterfield and Derby.
There is not a dominant relationship.
The Council needs to have a clear view
of what the OAN for the District is.
Demographic and economic forecasts
are not published below local
authority level, and thus it is not
practical to have different studies
considering housing need in different
parts of the Districts. It is considered
that the HEDNA approach represents a
proportionate response.
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It is noted that the Council has prepared a Duty to Co-operate Interim Statement
dated August 2016 to accompany this pre-submission Local Plan consultation.
However when the Plan is submitted for examination an up dated Statement of Cooperation will have to demonstrate that the Council has satisfied the legal
requirements of the Duty with particular regard to meeting OAHN in full across the
wider identified HMAs. Previously the Council was found to have “comprehensively
failed to achieve effective cooperation” (para 26 of Inspector’s Note on Examination
of Derbyshire Dales Local Plan dated July 2014). It is suggested that when the Local
Plan is first reviewed it should be undertaken on the basis of a commitment to
becoming an integral part of a wider HMA. In the meantime the Plan should set out
more clearly the relationship with the Peak District National Park and the meeting of
its unmet housing needs by Derbyshire Dales District Council.
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

No

No

SUPPORT

Comments relating to the consultation
with neighbouring authorities are
noted. The District Council have
adhered to the Duty to Cooperate with
all neighbouring authorities. A dutyto-cooperate interim statement has
been produced and is available on the
Council's website. With regard to the
pre submission draft consultation this
has been completed in line with the
Town and Country Planning (Local
Planning) (England) Regulations 2012.
The NPPF is clear the Local Plans will
be examined by an independent
inspector whose role is to assess
whether the plan has been prepared in
accordance with the Duty to
Cooperate, legal and procedural
requirements, and whether it is sound.
The District Council has therefore
sought views from members of the
public on these issues. The
questionnaire has been modelled on
guidance from The Planning
Inspectorate within the "Procedural
Practice in the Examination of Local
Plans". With regard to consultation the
District Council have sought views
from the public at all key stages
including on the key issues and options
available for the Local Plan, on a Draft
Plan undertaken earlier this year and
on the current Pre Submission version.

No Change

Duty to Co-operate and Evidence Base

2158/525

Darren Archer
Ashbourne
Neighbourhood
Plan Steering
Group

1.7

REPRESENTATION
There is little evidence of the steps taken to consult with neighbouring authorities.
Furthermore there are flaws in the way the public consultation has been conducted.
SUGGESTED CHANGE TO PLAN
Draft Local Plan consultation response 21st September 2016
for and on behalf of the Ashbourne Neighbourhood Plan steering group
We believe the current local plan to be unsound both in terms of the process
used to create it and the contents of the plan for the following reasons:
First, The current consultation process appears to focus on the soundness of the plan
only and as stated previous comments have not been recorded. An article in the local
paper, and in particular comments accredited to officers, when the consultation was
launched also focused on issues of soundness. While the introduction to the
questionnaire on your website further reinforces the issue of soundness above those
of content. This is misleading and will put people off commenting. This is a critical
flaw as potentially many valid comments will go unheard.
Therefore this is not a sound and proper public consultation process.
Especially in light of the significant increase in the site allocations in the current
version of the plan which have not been put out to public consultation, a situation
very similar to that of the previous failed local plan, for which you were criticized at
examination by the inspector.
Secondly the traffic data used within the report has not followed standard procedure
for traffic flow studies. It states that the analysis is based on "neutral months" i.e.
April, May, June, September or October. This is simply not correct as the table clearly
states the data was collected in January, one of the quietest traffic months resulting
in significant under statements for traffic flow rates and congestion within the town.
In some cases the actual levels are up to 4 times higher than those stated in the local
plan. Further de tails of this have been attached as a separate document.
Content
We have made these comments at the previous consultation. However as we
have been told that these were not recorded we will make them again, briefly, for the
record.
Our critical concern with the plan is deliverability. It is very clear to us,
following the issues experienced by Amber Valley and their plan, that deliverability is
critical to the success of any plan. Yet there is still little to no evidence to support the
sites put forward or support them being brought forward within the plan period.
In fact the evidence points to the contrary that there are clear and apparent
issues over deliverability. For examples sites are being put forward in this plan that
were in the previous local plan but never built on. Yet they are put forward again
here, more in hope than belief we fear, to meet need but what has changed? And
more importantly where is the evidence to demonstrate these sites are now
deliverable?
Then there is the housing trajectory data, in particular the graph presented
to demonstrate build rates. It suggests that over the plan period just under 307 units
will be built on average every year, with peaks of up to 811 in 2018/2019.
Government data for house completions in the Derbyshire Dales shows that since
2005 to present day the average completion rate is only 129 units per year, while the
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Comments regarding the deliverability
of sites which have been allocated are
noted. The District Council has sent a
Proformas to all land owners/agents
whose sites were allocated in order to
provide the Council with evidence that
the sites would be deliverable and to
provide information on the expected
timeframes. Those sites for which
insufficient information was provided
have been removed from the Plan.
Work is also being undertaken to
further evidence the allocations and
their deliverability to the examiner.
Comments relating to the number of
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peak has never been higher than 180. So despite strong statistical data to the contrary
the local plan claims dales will be building at an average rate 137% higher than at any
time during the previous 11 years. With peaks in excess of 6 times the average build
and 4 ½ times higher than the peak for those 11 years. Putting aside the logistics of
building that many houses in a time of financial uncertainty. Where is the evidence,
the strong evidence, to support such a massive increase in build rates?
We then address the housing number itself. A recent Housing need
assessment for Ashbourne shows that Ashbourne's need is just over 800 units over
the plan period. The local plan is proposing well over that number for Ashbourne with
little justification other than the desire to meet a district wide need. This argument is
simplistic and does nothing to address the issues of sustainability or deliverability.
While the extra homes may be meeting a district need. If the demand for those
houses is from Bakewell, Matlock, Wirksworth or even Sheffield is Ashbourne the
most sustainable place to build them? Furthermore if there isn't a local demand or
market for those houses who is going to build them?
There is little reference to the impact on health services. CCG might base its
view on the misleading criteria of floorspace. However a consultation direct with the
surgeries involved, and we speak from Ashbourne’s viewpoint, will demonstrate to
you that there is considerable concern on having the capacity to meet a prospective
30% increase in patient numbers, given the possible housing numbers, without
significant investment in facilities, premises and appropriate medical support
recruitment. None of this is considered in the draft Local Plan.
This massive increase in build rates, insufficient consideration of the effects
on health facilities, and significant under estimate of traffic flows has the potential to
wreak havoc on our infrastructure, our towns, villages and communities, while there
is no credible evidence within the plan to support the home numbers being actually
built.
The plan is also weak in respect of Economic growth, it concentrates on
housing targets but it should be more than just a housing target. It needs to meet and
promote economic development In This the plan attempts to do by identifying some
land around the current Ashbourne airfield estate. While we as the Neighbourhood
plan steering group welcome this, there is nothing as yet shown in the plan to support
or promote this land for use other than through the natural expansion of existing
companies. We would call for much more positive action to be taken to promote and
encourage investment into the area from new companies, be this through the
introduction of collaborative working with local and regional economic partners,
much stronger support of improving local transport networks, for all from Lorry to
bicycle users, or something as simple as a schedule of S106 projects and targets. At
the very least a full masterplan for the Airfield site needs to be developed and
approved before any further consents are considered.
Much greater effort needs to be made to promote economic growth. Only
with economic growth will the plan generate the demand for the new housing. Only
from promoting appropriate investment into the area from high tech and quality
added value businesses will the plan stimulate growth and develop a local economy
able to support local people with wage levels which enable them to buy local houses.
This must be seen as an essential part of the plan not just an add-on as it appears at
present. Much more work is required to address this area of the plan. As such the
Ashbourne Neighbourhood Plan Group will be recommending a detailed masterplan
for that part of the Ashbourne Airfield site within the Neighbourhood Plan area.
Comprising a detailed masterplan explaining how new inward investment in the form
of knowledge based and creative employment can be provided within the plan period.
As stated we believe the plan to be unsound both in terms of content and
process in its creation and consultation. We urge members and officer alike to take
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dwellings allocated within Ashbourne
are noted. The District council has
calculated the OAN for the District
using the standard methodology set
out in the NPPG. In order to meet this
need the District Council has sought to
allocate land for housing within the
most sustainable locations. Ashbourne
is a market town with a wide range of
services and facilities and it is
therefore appropriate that a
proportion of the allocated housing
development is located there. No
changes to the policy are
recommended.
Comments related to the provision of
infrastructure are noted. The
Derbyshire Dales Infrastructure
Delivery Plan Review Report (2015)
forms part of the evidence base and
seeks to identify gaps in the existing
infrastructure provision and the
requirements necessary to support the
sustainable growth of the plan area.
Consultations have been undertaken
with a wide range of stakeholders,
none of whom have indicated that
there are major barriers to
development of the scale proposed.
The Local Plan includes a number of
policies to both protect existing
employment sites and to allocate
further sites. 15 hectares of
employment land have been allocated
within the Local Plan. Based on the
Derbyshire Dales Housing and
Economic Needs Assessment which
forms part of the evidence base this is
an appropriate amount.
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stock of these issues and address them now before it is too late. We understand there
is the threat of an inspector being appointed if a local plan isn't in place by April 2017.
But are we supposed to believe that on that date if no plan is in place but is well
progressed an inspector will turn up and start again? Hardly the most expedient way
to get a local plan in place.
We urge you for the good of our communities to take stock, commission
housing need surveys for all tier 1 towns. Use that data to prepare a full and robust
housing need for the area. Address that need with achievable and realistic delivery
rates.
For completeness I have attached a copy of our previous comments and also
a full examination of the flawed traffic data. Both of which we want included as our
response and the issues raised addressed.
Yours Faithfully
Ashbourne Neighbourhood Plan Steering group
(Darren Archer, Albert Golding, Jeffrey Phillips, John Leicester and Frank Hobbs)
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf)

No Change

Duty to Co-operate and Evidence Base

3298/381

Cllr Mrs Susan
Dews
Doveridge
Parish Council

4.7

REPRESENTATION
The NPPF indicates that engagement and collaboration with neighbourhoods, local
organisations and businesses is essential. If DDDC sent out approximately 35,000
documents and only received approximately 400 responses how does this equate to
engagement with the community? Doveridge Parish Council sent out a
questionnaire to all dwellings in the parish (approx. 600) and received approx. 300
responses which provide far more engagement and collaboration with residents than
DDDC in its community engagement exercise.
SUGGESTED CHANGE TO PLAN
A community engagement exercise more in keeping with the principles laid down in
the NPPF would ensure a more sound plan
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Legal
Compliant

Sound

Compliant
with Duty to
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Representation

Officer Comment

Recommendation

No

No

No

SUPPORT

The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change.

Duty to Co-operate and Evidence Base

3358/748

V J Raynes
TANSLEY
PARISH
COUNCIL

1.8

REPRESENTATION
NPPF 155 states' Early and meaningful engagement and collaboration with
neighbourhoods local organisations and business is essential. A wide section of the
community should be proactively engaged so there is a collective vision, and a set of
agreed priorities for sustainable development' Tansley Parish Council were invited to
one Parish Council seminar, at this meeting we were informed about the different
stages of the Plan -- this one off meeting could never be described as 'meaningful
engagement' Tansley Parish Council has not been invited to discuss site allocations,
or asked for their views related to infrastructure requirements. The District Council
gave Tansley no indication of finite numbers, sites for allocation have come forward in
a piecemeal way, discussions would have been helpful, and given the community
more confidence in the allocation process, however there is a strong feeling of having
allocations imposed upon the community because of the lack of liaison. There are
only a handful of villages with large allocations, surely those settlements need to
know how the substantial increase in their population will be mitigated, - although
the village has been allocated almost 100 new homes Derbyshire Dales have not
thought it appropriate to seek the views of residents, who will be effected by this
additional development. The Plan appears to be based upon land availability, with
little concern for sustainability especially related to Tansley.
SUGGESTED CHANGE TO PLAN

The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. .
Tansley has been assessed as a
sustainable location for further
development and was assessed as a
Tier 3 settlement as part of the District
Council's evdience base paper the
'Settlement Hierarchy'. Settlements in
Tier 3 are assessed as accessible
settlements with limited facilities.
These villages are the most sustainable
villages in the rural areas which have
good social infrastructure, some local
employment opportunities and are
located on main roads with good
accessibility to the main town and
larger centres.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation
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Recommendation

Yes

No

No

SUPPORT

The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

3358/747

Victoria J
Raynes
TANSLEY
PARISH
COUNCIL

1.8

REPRESENTATION
The consultation process has not allowed for the effective engagement with
Communities, that have been identified by DDDC as sustainable. There have been no
discussions with residents of Tansley related to the impact of additional development
upon the settlement. There has been no discussion with residents related to the
sustainability of the SHLAA sites, no choice in site location. The local authority are
unable to tell residents what additional facilities and infra structure will be provided
to mitigate the effect of an additional 100 homes upon the village. Contrary to NPPF
155, which states early engagement and collaboration with neighbourhoods is
essential,
SUGGESTED CHANGE TO PLAN

The Plan should be read as a whole.
Policy S11 seeks to ensure new
infrastrucure is in place at the right
time to support then needs of the
District and to support the
development strategy.
With regards to the allocation of sites
this has been determined through the
SHELAA through which sites have been
extensively assessed for their
suitability. This document is available
to view on the Evidence Base page at:
http://www.derbyshiredales.gov.uk/pl
anning-a-building-control/local-plan2015-16/evidence-base
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Legal
Compliant

Sound

Compliant
with Duty to
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Representation

Officer Comment

Recommendation

No

No

No

SUPPORT

The Derbyshire Dales Local Plan has
carried out continous consultation in
accordance with regulation 18, 19 and
22 of the Town and Compulsory
Purchase Act and the Derbyshire Dales
Adopted Statement of Community
Engagement (SCI). The statement
sought to identify the key stages of
public consultation carried out through
the plan preparation to date and how
the District Council has involved the
public and other stakeholders during
the preparation of the Derbyshire
Dales Local Plan. The Derbyshire Dales
Statement of Consultation sets out
further the key stages of consultation
that were carried out as part of
preparation of the Plan, including
Parish Workshops and meetings
(http://www.derbyshiredales.gov.uk/i
mages/documents/consultation_state
ment_full_august16.pdf).

No Change

Duty to Co-operate and Evidence Base

6294/742

James Colin
Smith
Tansley
Resident

1.8

REPRESENTATION
The proposals within the plan have not been discussed in depth with parish council or
put out to critical comment by the community of Tansley, thereby failing to fulfill the
requirement of NPPF 155 which states the importance if early and meaningful
engagement local organisations and neighbourhoods.
SUGGESTED CHANGE TO PLAN
Discussion with village organisations, including the two churches in Tansley, and with
the local community
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Legal
Compliant

Sound

Compliant
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Yes

Yes

Yes

SUPPORT
On page 5, 1.11, it is welcomed that reference is now made to the ‘Strategic
Statement - Planning and Health across Derbyshire and Derby’ as requested.

Support welcomed.

No Change.

Duty to Co-operate and Evidence Base

2745/56

Steve Buffery
Derbyshire
County Council

1.11

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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1.17-8

Yes

No

Yes

SUPPORT

It is acknowledged within paragraph
1.18 that the WNP has been made and
brought into force on the
determination of planning applications
within the Plan area. This was
prepared in the direction of travel for
the Derbyshire Dales Local Plan. The
Derbyshire Dales Local Plan, once
adopted, will take precedent over the
WNP should any conflicts arise. If
required the WNP can be modified to
ensure compliance with the
Derbyshire Dales Local Plan. The WNP
is still a material consideration within
Planning applications. Officers are
willing to help revise the WNP as
necessary.

No Change

Neighbourhood Plans

2831/93

Paul Jennings
Wirksworth
Town CouncilClerk

REPRESENTATION
It should be acknowledged that 2015 saw the adoption of the Wirksworth
Neighbourhood Plan whose overall vision was for a vibrant and prosperous market
town. To achieve that growth was to be encouraged, particularly accenting young
families to try and counter the trend towards an elderly community. The Council is
concerned that the 'planning status' of the Neighbourhood Plan has been undermined
by the new DD Local Plan. The Neighbourhood Plan was drawn up at considerable
cost and effort by the Town’s Neighbourhood Plan Working Group and the Town and
was in conformance with the then existing DD Local Plan (2005). The advice of the
Department for Communities and Local Government, where a Neighbourhood Plan is
in place before a Local Plan, is that “It is important to minimise any conflicts between
policies in the neighbourhood plan and those in the emerging Local Plan, including
housing supply policies.” Further the National Planning Policy Framework states in
para 155 that Local Plans “reflect a collective vision and a set of agreed priorities for
the sustainable development of the area, including those contained in any
neighbourhood plans that have been made.”
There is much to commend in the Derbyshire Dales District Council Local Plan,
however much of it is aspirational rather than the expectation of concrete outcomes.
This is to be noted for example when considering the DD response to carbon emission
reduction. The plan acknowledges that the plan area has the highest per capita
carbon emissions in Derbyshire but policy is weakened by Government intervention in
allowing developers to achieve only minimum standards. Whilst it has to be accepted
the DD is falling into line with Government guidance on not constraining house
building by demands on viability of construction, it is disappointing that in this respect
the Wirksworth Neighbourhood Plan adopted in 2015 should have had 2 of its
significant policies (NP 6 & 7), in part created to have an effect on carbon emissions,
undermined so early on. Both of these policies sought to bring about minimum
standards on the houses developed within the Wirksworth NP boundary. This lack of
compliance with the Code for Sustainable Development now contained in the DDLP is
also contrary to the Wirksworth community environmental aspirations. Any review or
replacement of this plan would necessitate a lengthy and costly process requiring a
second consultation and independent examination. In addition the likelihood of
having a second referendum on this makes it unlikely that it will be carried out any
time soon.
The work done by DDDC in developing the new Local Plan shows little regard for the
NPPF or DCLG guidelines over the production of neighbourhood plans. The nonconformity of the new Local Plan with the existing Neighbourhood Plan is clearly a
major issue that needs reviewing: Wirksworth Town Council hopes that the District
Council will provide assistance to the Town Council and to the Town’s Neighbourhood
Plan Working Group to resolve the matter.
SUGGESTED CHANGE TO PLAN
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Comments regarding the policy stance
on climate change are noted. Many of
the policies relating to climate change
have had to be modified to ensure
compliance with government guidance
which places more emphasis on house
building rather than putting additional
burdens on housebuilders. The policies
within the Derbyshire Dales Local Plan
have sought to be compliant with the
NPPF and NPPG.
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Table 4.7 Part
3
Sustainability
Appraisal

No

No

No

SUPPORT

The site allocations at Tansley have all
been assessed individually in the SA.
For each site, no residual significant
effects were identified. Minor negative
effects were identified in relation to
some SA objectives, including in
relation to sustainable transport due
to the lack of retail and a GP surgery in
the village. Minor negative effects are
also recorded in relation to green
infrastructure and biodiversity, flora
and fauna remaining after mitigation,
as shown in Annex C of the SA Report
(August 2016) Part 3. The assessment
of site HC2(z) is included in Annex C
and this includes the following text in
relation to heritage assets:

No change.

Sustainability Appraisal

3358/639

Victoria J
Raynes
Tansley Parish
Council

REPRESENTATION
The Sustainability Appraisal Part 3 Table 4.7 makes no mention of Tansley, one would
have thought 95 additional homes for our village would have warranted mention!
The cumulative impact of additional traffic generated by Tansley House Gardens and
Whitelea will be significant upon Church Street, bearing in mind the 'pinch point'
when entering the street can only accommodate one car, there is not room for two
vehicles to pass. There is no mention of HC2(z) land that directly abuts the Lumsdale
Conservation Area, no mention of any proposed mitigation. The inclusion of this land
being contrary to DDDC emerging Local Plan
SUGGESTED CHANGE TO PLAN
The SA should be more transparent and mention all settlements that are required to
accept substantial increases in proposed development, the effects of development
should be explained and the mitigation needed should be highlighted, the community
have had no say in the allocation of sites for Tansley, no alternatives have been given,
the Parish Council have not been consulted.
Tansley is 2.5 kms from all day to day services to include food shopping and GP
services, there is no explanation of how this SA has informed the inclusion of sites in
Tansley. Bearing in mind its lack of sustainability.

"The site is adjacent to the Lumsdale
Conservation Area, with potential
impacts to setting and amenity value.
The site is within an area of fossilised
medieval strip fields, and therefore of
high historic landscape value.
Mitigation will be required for
potential heritage effects such as
through design of the site and
buildings to conserve and enhance the
setting of the conservation area. The
boundary of the allocation site has
been amended to avoid developing
the more sensitive areas of the site.
The site allocation boundary should
allow for the retention of a green
buffer zone to mitigate effects of
development on Lumsdale
Conservation Area. Other mitigation
measures will be put in place via Local
Plan Policy PD2 Protecting the Historic
Environment. "
In respect of the comments relating to
the impact of development upon
traffic and transportation, the
Highways Authority provided detailed
site appraisals for sites assessed
through the SHELAA. The Highway
Authority comments received in
respect of SHLAA467 - Land at Tansley
House, Gardens state "the County
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Council has been in direct discussions
with the site promoter …the site
promoters have advised that the site
will be developed in conjunction with
SHLAA227. It would therefore be
feasible to develop both sites
concurrently, utilising the access point
already approved for SHLAA277. It is
suggested the combined sites could
support development of up to 50
dwellings, which would be acceptable
in principle from a highways
perspective." In respect of Tansley
House Gardens the highway authority
also comment that "improvements
may be required to up-grade the street
for further residential use."
The Traffic and Transportation Study
has comprehensively appraised the
strategic impact of development on
the highways of the plan area, this has
included looking at the impacts of the
development proposed in Tansley on
the wider strategic network. It is
considered that the impacts of
development in Tansley will have
localised rather than strategic impacts
and that these can be addressed and
mitigated on a site by site basis
through the consideration of resultant
planning applications.
In respect of the comments relating to
consultation on the allocation of sites
and possible alternatives with Tansley
Parish Council, it is considered that the
Local Plan has been prepared in
accordance with the Authorities
adopted Statement of Community
Involvement. Throughout Plan
preparation consultation with the
Parish Council and local community
has been undertaken in a
comprehensive and robust manner.
The main consultation stages
undertaken have included the Key
Issues consultation in November 2015;
Derbyshire Dales Draft Local Plan
consultation in April 2016; and
consultation on the Pre Submission
Draft plan in August 2016. At each
stage of consultation there has been
the opportunity to comment on the
proposals in the Plan and suggest
alternative sites. Furthermore at each
of the statutory stages of public
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consulation the accompanying
Sustainability Appraisal and Habitats
Regulations Assessments have been
made available for view and
comment.It is considered that the
consultation undertaken during the
preparation of the Local Plan has been
robust and enabled local stakeholders
to provide their views on the Plan and
proposals.
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Sustainability
Appraisal

yes

no

yes

SUPPORT

Site SHLAA350 failed stage B of the
SHELAA and therefore was not
considered to be a reasonable
alternative, due to impacts on
landscape and highways with concerns
also raised relating to the topography
of the site. The site was rejected as a
reasonable alternative and was
therefore not subject to SA as a
reasonable alternative or potential
development site for allocation in the
Plan.

No change.

Sustainability Appraisal

2763/807

Anthony Lewis

REPRESENTATION
The Sustainability Appraisal Report underpins the justification for the Plan’s
allocations of land for development. However this appraisal is incorrect in a number
places. These errors mean
that some allocations are not the most appropriate, when considered against the
reasonable alternatives.
Page 35 of the Sustainability Appraisal Report contains errors in relation to site
SHLAA350 Land at Thatchers Lane, Tansley. The location of this site is shown in figure
1 (attached in letter).
The Sustainability Appraisal Report is incorrect in relation to 3 points:
• The site shown in red has been allowed on appeal, rather than refused as stated in
the report;
• Highway constraints are not so severe as to prevent small-scale development, as
demonstrated by the appeal decision; and
• The appeal decision does not consider it to be an area of high landscape sensitivity,
and the Council have taken an inconsistent view, compared to 3 other sites, in
interpreting the Landscape Sensitivity Study.
The site shown in red in figure 1 was allowed on appeal on 12th May 2016 (PINS ref
3138585, appended as Appendix 1). The Inspector noted that:
8..…“local views looking towards the appeal site are dominated by the surrounding
existing development, particularly dwelling to the south and south east which are
significantly elevated above the site. This includes a large detached timber garage
which is prominent on the skyline directly above the site.
9. I saw that overall the site is rather unremarkable in terms of its character and
appearance being predominantly covered by rough grassland and overgrown scrub….
11. I acknowledge that the proposal would introduce urban development on to what
is currently an undeveloped site. However taking account of the above factors,
particularly its proximity to visibly dominant urban development, some of which is
significantly elevated above the site, I consider that the visual impact of the
development on landscape character would be limited when viewed in the context of
the wider area. Overall, the dwelling would be a small addition to the village and
would appear as part of the existing urban form….
13. ….I conclude that the development would not be unduly intrusive within the
locality and overall would not result in material harm to the character and
appearance of the surrounding area. Accordingly the proposal would comply with LP
Policy NBE8 and the Framework in this regard.” (appeal decision paragraphs 8 – 13).
In the appeal decision, the Inspector clearly takes a different view to the Sustainability
Appraisal report, which claimed that the site was, “an area of high landscape
sensitivity, and development of the site would result in significant adverse impact
upon landscape character, visual amenity and settlement pattern.” This is now
incorrect, and the site should have been reassessed.
Furthermore, the Sustainability Appraisal does not correctly reflect the Derbyshire
Dales Landscape Sensitivity Study (2015). An extract from this study is shown in figure
2 below. It clearly shows the area to the south of Tansley as ‘medium’ sensitivity. The
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Following the successful appeal it is
acknowledged that part of the site
now has the benefit of planning
permission for one dwelling. This
permission only relates to a small part
of the larger site identified under
reference SHLAA350. It is
acknowledged that the outcome of the
planning appeal has been omitted
from the SHELAA and SA Report
published in August 2016. Accordingly
the SHELAA will need to be updated to
clearly illustrate that the eastern part
of the site now has planning
permission and falls within the District
Councils five years supply of housing
land. The SA report will also need to be
amended to be factually correct to
state part of the site does have the
benefit of planning permission.
Despite the successful appeal decision
it is not considered that revisions to
the overall assessment of SHLAA350
should be amended, nor the outcomes
of the overarching strategic landscape
sensitivity assessment be revised in
respect of sites within Tansley. The
consideration of all potential
development sites in the SHELAA, and
subsequently within the SA of
potential allocation sites (reasonable
alternatives) has been informed by the
Derbyshire Dales District Council
Landscape Sensitivity Study (August
2015) and each site has also been
subject to an individual landscape and
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area of land between the village and the ‘medium’ sensitivity area is comprised of
land at Thatcher’s Croft (allocation HC2(x)), and the site shown in figure 1.
Allocation HC2(x) land at Thatchers Croft, Tansley is in the same landscape area as site
SHLAA350. There is no justification for the Council taking a different view of the
landscape impact between the two sites, allocating the one site and excluding the
other on landscape grounds.
A comparable situation exists on the eastern edge of Tansley, off Oak Tree Gardens,
where a small area of ‘high’ sensitivity between the village and an area of ‘medium’
landscape sensitivity has been incorporated within the development boundary in the
changes made by the Council between the Draft and Submission Local Plan versions.
This is the same as site SHLAA350, which in our view should be treated in a consistent
manner.
The Submission Local Plan includes a new allocation, HC2(y) land at Whitelea Nursery,
on the north eastern side of Tansley and just south of Tansley Knoll, in an area
considered to be ‘high’
sensitivity.
This unequal treatment of the above 4 sites means that the Plan is not justified in
relation to Tansley.
The above issues were drawn to the Council’s attention in a representation made in
relation on the Draft Local Plan on 16th May 2016. However the Council failed to
update their Sustainability Appraisal.
In light of the above, the Council’s process for assessing sites, particularly in the latter
stages of the Plan when a significant number of changes were made to site
allocations, are considered less than robust. If the Sustainability Appraisal is wrong in
relation to the above site, it is likely to also be incorrect in its assessments of other
sites. The Local Plan is therefore not adequately justified.
SUGGESTED CHANGE TO PLAN
The current development boundary is not justified against the evidence, particularly
the Landscape Sensitivity Study and recent appeal decisions. It has been
inconsistently treated compared to 3 other sites in Tansley, calling into question the
process by which the Plan has been prepared. We suggest that the boundary is
amended as shown by the green line in figure 3 below.
The current development boundary is not justified against the evidence, particularly
the Landscape Sensitivity Study and recent appeal decisions. It has been
inconsistently treated compared to 3 other sites in Tansley, calling into question the
process by which the Plan has been prepared. We suggest that the boundary is
amended as shown by the green line in figure 3 (included within the letter).
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visual assessment as part of the
SHELAA. The Council is therefore
satisifed that all sites have been
treated consistently, robustly and
fairly.
In respect of the comments relating to
land at Thatchers Croft, Tansley, the
pre-mitigation SA of site
SHLA268/HC2(x) identified a potential
significant negative effect in relation to
landscape and natural resources, as
follows:
"High landscape sensitivity. Potential
negative effect on landscape character
with key features at risk. Potential
negative effect on visual amenity of
local residents to the east and also in
longer but limited views from the
north. Potential for negative effect on
settlement pattern through infilling of
the green infrastructure corridor.
However, there is capacity for
development. Mitigation would be
required to offset negative effects:
retain and protect existing hedgerow
boundaries, establish new hedgerows
with hedgerow trees on the southern
boundary and maintain a green
infrastructure corridor across the site.
There are opportunities for further
enhancement. " (Derbyshire Dales
Local Plan – Draft Plan Sustainability
Appraisal Report, Part 3: Results of the
Sustainability Appraisal and Proposed
Monitoring Strategy, Annex A:
Assessment of Alternative Site Options
(April 2016)).
It was therefore considered possible to
mitigate for the potential significant
negative effect identified and the
residual effects (i.e. after mitigation is
in place) of this site allocation in
relation to landscape and natural
resources is identified as neutral in the
Derbyshire Dales Local Plan - Pre
Submission Draft Sustainability
Appraisal Report, Part 3: Results of the
Sustainability Appraisal and Proposed
Monitoring Strategy, Annex C: Residual
Effects of the Local Plan (August,
2016)(p81). The residual effects
assessment states the following in
relation to landscape and natural
resources: "Mitigation would be
required to offset negative effects
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including retaining and protecting
existing hedgerow boundaries,
establishing new hedgerows with
hedgerow trees on the southern
boundary and maintaining a green
infrastructure corridor across the site.
All of this mitigation could be put in
place via Local Plan Policy PD5
Landscape Character."
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Sustainability
Appraisal

No

No

No

SUPPORT

It is considered that all reasonable
alternatives for the allocation of land
have been assessed through the SA.
Reasonable alternatives for allocation
of land have been identified through a
rigorous SHELAA process which has
been informed by technical studies
and in consultation with relevant
qualified officers at DDDC and at the
County Council. SA has been carried
out at each stage of the plan-making
process to date, as documented within
Section 2 of Part 3 of the SA Report.
District Wide Strategic Options were
assessed in 2015 and 2016; Potential
reasonable alternatives for
development allocation sites in the
Derbyshire Dales District have been
identified as passing Stage B of the
SHELAA and have been assessed
during December 2015, January and
February 2016 and also in June / July
2016 following consultation on the
Derbyshire Dales Local Plan - Draft
Plan; draft planning policies were first
assessed in March 2016 and then
again, following modifications to the
Derbyshire Dales Local Plan - Draft
Plan, in July / August 2016. The
reasons for choosing the proposed
Local Plan (Pre Submission version) are
set out within section 3.5 of Part 3 of
the SA Report.

No change.

Sustainability Appraisal

3752/50

Richard
Crosthwaite
Gladman
Developments
Ltd

REPRESENTATION
The process has not fully assessed all of the reasonable alternatives for the allocation
of land for housing (NPPF, SHELAA, SA).
In accordance with Section 19 of the 2004 Planning and Compulsory Purchase Act,
policies set out in Local Plans must be subject to Sustainability Appraisal (SA).
Incorporating the requirements of the Environmental Assessment of Plans and
Programmes Regulations 2004, SA is a systematic process that should be undertaken
at each stage of the Plan’s preparation, assessing the effects of the Local Plan’s
proposals on sustainable development when judged against reasonable alternatives.
The Derbyshire Dales Local Plan should ensure that the results of the SA process
clearly justify its policy choices. In meeting the development needs of the area, it
should be clear from the results of the assessment why some policy options have
been progressed, and others have been rejected. Undertaking a comparative and
equal assessment of each reasonable alternative, the Derbyshire Dales Local Plan’s
decision making and scoring should be robust, justified and transparent.
Gladman is concerned that the Sustainability Appraisal has not taken appropriate
consideration to potential housing sites. The SHELAA has applied a conclusion of
‘undevelopable’ to a number of sites where the constraints identified have the ability
to be mitigated. Any such sites should have been considered as reasonable
alternatives within the sustainability appraisal exercise. This is particularly pertinent
given the potential shortfall of land being allocated for housing against that required
to endure certainty of meeting objectively assessed needs over the plan period.
This concern applies to sites put forward by Gladman through the Council’s call for
sites, specifically: SHLAA233 and SHLAA347. It should be noted that the former is
proposed for allocation (which Gladman supports), but that it is capable of supporting
a larger number of dwellings than were considered through the SA.
Refer to supporting comprehensive representations received from Gladman.

The reasons for choosing the proposed
Local Plan (Pre Submission version) are
set out within section 3.5 of Part 3 of
the SA Report (August 2016).
Derbyshire Dales District Council is
satisfied that a robust SA and SHELAA
have been undertaken and that both
processes are transparent and
decisions have been justified.

SUGGESTED CHANGE TO PLAN

The capacity of site SHLAA233 was
determined through the SHELAA.
Reasonable alternatives for allocation
of land have been identified through a
rigorous SHELAA process which has
been informed by technical studies
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and in consultation with relevant
qualified officers at DDDC and at the
County Council. If a site has been
identified as 'undevelopable' it is not
considered to be a reasonable
alternative. Should further information
be provided by a developer which
could alter the findings of the SHELAA
so that a potential site then passes
stage B it would then be subject to SA
as a reasonable alternative. The
information about the site which
informed the SA was provided from
the SHELAA. The reasons why site
SHLAA347 is not considered to be a
reasonable alternative allocation site
are set out within Part 3 Annex A Table
A.3 of the SA Report (August 2016).
This proponent of site SHLAA347
suggests that the heritage constraints
identified in the SHELAA and which
have caused it to fail stage B of the
SHELAA are not sufficiently negative to
constrain development on the site.
The County Archaeologist and also the
District Councils Conservation Team
assessed this site as "major historic
environment issues: allocation may be
judged ‘unsound’". Their assessment
of this site states:
"Development is likely to result in
harmful impact to the significance of
the non-designated heritage asset
(Mediaeval ridge and furrow). DC
Archaeologist notes that numerous
mediaeval / early post mediaeval
detector finds may suggest a
mediaeval site. He notes that
earthwork ridge and furrow is well
preserved in the eastern half of the
site. SHINE record assigns ‘medium’
significance. The site also has high
historic landscape value – ancient
enclosure and fossilised field strips. He
concludes that the site has (historic)
landscape value with well-preserved
ridge and furrow which weighs against
allocation."
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Table 4.7 Part
3
Sustainability
Appraisal

No

No

No

SUPPORT

See Officer comments in respect of
Rep No 3358/639.

No change.

Sustainability Appraisal

6063/424

Craig Wood

REPRESENTATION
The Sustainability Appraisal Part 3 Table 4.7 makes no mention of Tansley, one would
have thought 95 additional homes for our village would have warranted mention!
The cumulative impact of additional traffic generated by Tansley House Gardens and
Whitelea will be significant upon Church Street, bearing in mind the 'pinch point'
when entering the street can only accommodate one car, there is not room for two
vehicles to pass. There is no mention of HC2(z) land that directly abuts the Lumsdale
Conservation Area, no mention of any proposed mitigation.The inclusion of this land
being contrary to DDDC emerging Local Plan
SUGGESTED CHANGE TO PLAN
The SA should be more transparent and mention all settlements that are required to
accept substantial increases in proposed development, the effects of development
should be explained and the mitigation needed should be highlighted, the
community have had no say in the allocation of sites for Tansley, no alternatives have
been given, the Parish Council have not been consulted. Tansley is 2.5 kms from all
day to day services to include food shopping and GP services, there is no explanation
of how this SA has informed the inclusion of sites in Tansley, bearing in mind its lack
of sustainability.
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Officer Comment

Recommendation

Table 4.7 Part
3
Sustainability
Appraisal
SA

No

No

No

SUPPORT

See Officer comments in respect of
Rep No 3358/639

No change.

Sustainability Appraisal

3225/537

Pauline Goult

REPRESENTATION
The Sustainability Appraisal Part 3 Table 4.7 makes no mention of Tansley, one would
have thought 95 additional homes for the small village of Tansley would have
warranted mention. The cumulative impact of additional traffic generated by Tansley
House Gardens and Whitelea will be significant upon Church Street, bearing in mind
the 'pinch point' when entering the street can only accommodate one car, there is not
room for two vehicles to pass. There is no mention of HC2(z) land that directly abuts
the Lumsdale Conservation Area and no mention of any proposed mitigation.The
inclusion of this land being contrary to DDDC emerging Local Plan.
SUGGESTED CHANGE TO PLAN
The Sustainability Appraisal should be more transparent and mention all settlements
that are required to accept substantial increases in proposed development, the
effects of development should be explained and the mitigation needed should be
highlighted.
The community have had no say in the allocation of sites for Tansley, no alternatives
have been given and the Parish Council have not been consulted. Tansley is 2.5 kms
from all day to day services to include food shopping and GP services, there is no
explanation of how this Sustainability Appraisal has justified the inclusion of sites in
Tansley, bearing in mind its lack of sustainability.
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Officer Comment
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1.19
SA

Yes

No

Yes

SUPPORT

The Sustainability Appraisal published
alongside the Draft Local Plan
published in August 2016 sets out the
assessments for all Strategic Site
allocations. The SA of Strategic Site at
MiddlePeak Quarry, Wirksworth is
appraised for the higher capacity of
645 dwellings. This is set in Part 3 of
Annex B, page 11.

No Change

Sustainability Appraisal

1396/531

Neil Beards
Tarmac Trading
Limited

REPRESENTATION
In terms of the Council's Sustainability Appraisal (SA) Part 3 we consider this could be
improved by the Council carrying out an assessment of all 'strategic scale'
development proposals through this important evidence base development plan
document. Particularly in the case of the Middle Peak Quarry as the previous
iteration of the Local Plan considered a substantially lower overall housing provision
for Wirksworth.
SUGGESTED CHANGE TO PLAN
As above
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1.28

No

No

Yes

SUPPORT

Comments regarding Authority
Monitoring Reports are noted. The
District Council is currently in the
process of producing an updated
Authority Monitoring Report which
will form part of the submission
document library to be submitted to
the Inspectorate.

No Change

Purpose of the Document

5726/583

Alex Pryor

REPRESENTATION
Section 3 of the Planning and Compulsory Purchase Act states every local authority by
law has to submit an annual report to the Secretary of State. Local Councils should
give information about the action they have taken under the duty to co-operate - to
their communities, in their Authority Monitoring Report. The report should include
actions to secure the effective co-operation of others and respond to requests for
cooperation. This should be done at least once per year, and should be published on
the Councils website.
SUGGESTED CHANGE TO PLAN
I do not believe the Plan complies with the Planning and Compulsory Purchase Act. An
up to date Monitoring Report does not appear on the Council's web site, the last
report posted is 2012/13 I believe reports should be done annually to ensure
transparency.
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Compliant
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Compliant
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Recommendation

1.28

No

No

Yes

SUPPORT

Comments regarding Authority
Monitoring Reports are noted. The
District Council are currently in the
process of producing an Authority
Monitoring Report which will form
part of the submission document
library to be submitted to the
Inspectorate.

No Change

Purpose of the Document

3358/679

Victoria J
Raynes
Tansley Parish
Council

REPRESENTATION
Section 35 of the Planning and Compulsory Purchase Act states every local authority
by law has to submit an annual report to the Secretary of State. Local Councils should
give information about the action they have taken under the duty to co-operate - to
their communities, in their Authority Monitoring Report. The report should include
actions to secure the effective co-operation of others and respond to requests for cooperation. This should be done at least once per year, and should be published on
the Councils website.
SUGGESTED CHANGE TO PLAN
We are not sure the Plan complies with the Planning and Compulsory Purchase Act.
An up-to-date Monitoring Report does not appear on the Council's web site, the last
report posted is 2012/13 We believe reports should be done annually to ensure
transparency.
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Compliant

Sound

Compliant
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Representation

Officer Comment

Recommendation

1.29-30

Yes

No

Yes

SUPPORT

Comment noted

No Change

Have Your Say

1754/260

Elisabeth and
Peter Hind

REPRESENTATION
We did not complete the survey because we did not feel qualified to respond in
respect of the areas specified i.e ... 'duty to co-operate'; 'legal compliance' and
'soundness of the plan', even after trying to understand everything presented in the
draft plan. As we've already explained to Mike Hase we were surprised to discover
that comments submitted earlier in the year cannot be included in this stage of the
consultation process. We also asked about an Executive Summary as the plan is such a
huge document, and although Mr Hase gave us a link there still seemed to be a vast
amount of reading and analysis to be undertaken.
SUGGESTED CHANGE TO PLAN
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Recommendation

S2, S6, HC2

No

No

No

SUPPORT

The preparation of the Local Plan has
involved three separate stages of
public consultation and had resulted in
considerable public engagement as set
out in the Statement of Consultation.
The consultation on the Derbyshire
Dales Local Plan Pre Submission Draft
is the fomal stage in the process and it
is intended for comments to made on
the soundness of the plan - previous
comments were not part of a statutory
public consultation process and used
to help inform the District Council
about the issues of conerns to local
residents, and representations
received at those stages have help to
inform the contents of the Derbyshire
Dales Local Plan Pre Submission Draft.
Although there have been many issues
raised, and is certainly not just about
"the numbers" the District Council has
had to balance these against the
requirements set out in the legislation
and the NPPF in taking forward the
Local Plan.

No Change

Have Your Say

6091/421

M Holmes

REPRESENTATION
Lack of open and transparent process - I strongly object that none of objections
submitted during the first local plan consultation (earlier this year) is to be made
available to the National Inspector. A copy of all the objections, the related council
papers/minutes and full evidence of how these objections have been appropriately
reviewed and actioned by the council should be provided and made available to the
National Inspector.
I do not feel that the objections and issues raised have been fully and appropriately
addressed by the council in this revised local plan.
I do not believe the council has met its full duty in seeking suitable sites and would
suggest that if all the evidence was to be provided to the National inspector, with the
actual detailed activity undertaken to seek sites, it would be found that the council
has not meet its full duty.
I believe the council has failed to adequately look at new settlement/garden village
options and available sites. I do not feel that a councils response that have been
unable to further pursue quoting reasons as "lack of resources and time" is valid.
The district has the limitation of only one third of land being able to be included in
this plan (due to National Park - Peak District restrictions). I believe the council has
failed in its responsibilities to effectively seek, engage and pursue support and cooperation from neighbouring districts to help reduce the burden. Many sites across
the neighbouring borders would have been more suitable and sustainable.
I do not agree with the hierarchy process methodology/process applied which I
believe is flawed.
Community Consultation - Issues were raised by many during the first consultation
about the public consultation process. However, these have not been addressed by
the council. In particular the issue of how complex the online submission process has
been. How about people who are not on-line? Did you write to the community with
details of who to send a written response to? You may have offered to send a form
for this second consultation, but think you have only publicised this by email and on
website. The complexity and terminology used during the process, with evidence
documents hard to find until very late in the process has resulted in people feeling
have been able to respond. Quoting at a meeting that process is 'digital by default' to
a room full of older people, who have no idea what your internal Local authority
jargon means.
It has been continually quoted by council staff that this is about "getting the
numbers". However, the council still has had the duty of exploring the best possible
options for ensuring that the plans are deliverable and sustainable. I do not feel the
council has met its obligations, vision, has listened to community views and will fail to
meet the policy aims.
The following areas within the plan are not sound:
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The process of preapring the Local
Plan has been an evidence based
process including an assessment of the
settlement hierarchy, assessing all
potential options for sites, as well as
the assessment of the potential for a
garden village.
The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the peak
district national park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
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S2 - Sustainable Development Principles
S6 Strategic Housing Development
HC2 Housing Land Allocations
It has not be positively prepared or on consulted on.
The local plan will no be effective in delivering the policies.
It has lots of aims and objectives of the policies, but lacks the needed detail on exactly
how these will be delivered.
SUGGESTED CHANGE TO PLAN
I feel the local plan process has been flawed and lacks details on 'the how' this will be
actually delivered.
The council in looking at individual sites has failed to look sufficiently at the overall
impact.
The number of houses allocated to Brailsford is disproportionate and issue around the
sustainability.
Lack of detail regarding protecting character and how this will be delivered.
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subsequently at a local level.
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General

No

No

No

SUPPORT

Comments relating to the consultation
process are noted. The District Council
have undertaken consultation in line
with the guidance provided from The
Planning Inspectorate in the document
'Procedural Practice in the
Examination of Local Plans' and in line
with the Town and Country Planning
(Local Planning) (England)
Regualations 2012.Printed copies were
avaialable at libraries and leisure
centres, copies were distributed to all
Parish Councils and they were also
available to purchase. Exhibitions and
public meetings were held in the three
market towns. Resources within the
Council meant that further meetings
were not plausable.

No Change

Have Your Say

413/627

Richard Dew

REPRESENTATION
It is difficult to review several hundred pages of online documentation. It is impossible
to make comments and to easily scan backwards and forwards when reviewing.
Unless I print off the document the nearest opportunity to see a printed copy is 12
miles away in Ashbourne. To have to put each point on a separate form is easy for
the council but tedious for the individual. I feel the council have made the review
process as difficult as possible for members of the public. Not a good way of
consulting.
SUGGESTED CHANGE TO PLAN
It would have been better for the council to have had more access points, to have had
representatives available to discuss for more dates and made printed copies more
easily available.
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General
Comment re
National Park
Boundary

Yes

Yes

Yes

SUPPORT
The council have had a full and thorough process to comply with all the various
legislation to prepare the plan. It has taken a great deal of time and diligence to
produce and should be applauded.

Support for the Plan welcomed.

No Change

Have Your Say

5820/618

Sir Richard
Tissington
Estate

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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1.30

No

No

No

SUPPORT

Comments on the pre submission draft
consultation are noted. The Pre
Submission stage consultation has
been completed in line with the Town
and Country Planning (Local Planning)
(England) Regulations 2012. The NPPF
is clear the Local Plans will be
examined by an independent inspector
whose role is to assess whether the
plan has been prepared in accordance
with the Duty to Cooperate, legal and
procedural requirements, and whether
it is sound. The District Council has
therefore sought views from members
of the public on these issues. The
questionnaire has been modelled on
guidance from The Planning
Inspectorate within the "Procedural
Practice in the Examination of Local
Plans". With regard to consultation the
District Council have sought views
from the public at all key stages
including on the key issues and options
available for the Local Plan, on a Draft
Plan undertaken earlier this year and
on the current Pre Submission version.
This stage of consultation has provided
an opportunity to comment on all
changes made to the Draft Plan
following previous consultation.

No Change.

Have Your Say

2568/151

Darren Archer
Ashbourne
Neighbourhood
Plan

REPRESENTATION
First, The current consultation process appears to focus on the soundness of the plan
only and as stated previous comments have not been recorded. An article in the local
paper, and in particular comments accredited to officers, when the consultation was
launched also focused on issues of soundness. While the introduction to the
questionnaire on your website further reinforces the issue of soundness above those
of content. This is misleading and will put people off commenting. This is a critical
flaw as potentially many valid comments will go unheard.
Therefore this is not a sound and proper public consultation process. Especially in
light of the significant increase in the site allocations in the current version of the plan
which have not been put out to public consultation, a situation very similar to that of
the previous failed local plan, for which you were criticized at examination by the
inspector.
SUGGESTED CHANGE TO PLAN
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1.26- 1.28 Consultation

No

No

No

SUPPORT

Comments regarding the consultation
process are noted. The online survey
and paper questionnaire were
modelled on guidance from the
Planning Inspectorate provided in the
document 'Procedural Practice in the
Examination of Local Plans' . The
examination will focus on the
soundness of the Plan, it's legal
compliance and it's compliance with
the Duty-to-Cooperate and it is
therefore appropiate that the pre
submission stage of consultation also
focuses on these issues.

No Change

Have Your Say

5412/447

James Neville

REPRESENTATION
This system of providing information on our views on the local plan is not user
friendly and makes it difficult for a great amount of residents in the Derbyshire Dales
to have their views known. It is confusing and inflexible.
SUGGESTED CHANGE TO PLAN
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Comments regarding the sustainability
of rural settlements within the Plan is
noted. Policy S3: Settlement Hierarchy
sets out that proposals for
development will be directed towards
the most sustainable settlements in
accordance with the identified
settlement hierarchy. The settlement
hierarchy assessed social and
economic indicators to group together
settlements with similar characteristics
to determine their role and function.
The Settlement Hierarchy sets out five
tiers of settlements, which directs the
majority of development to the first
three settlements, but also allows for
development to take place in smaller
settlements regarded as rural areas
within the Plan area, including infill
and consolidation under tier 5. The
overall scale of development
accommodated in these villages will
however, be expected to be
commensurate to the size of the
settlement.

No Change

Portrait of the Derbyshire Dales

6080/108

W K Marshall
The Shirley
Children's Trust

2.2

REPRESENTATION
With 24% of the population of DD living within “ small villages and hamlets” it is
important that the sustainability of these rural settlements is enhanced, rather than
become fossilised, where only the wealthy and retired can afford to live. These
settlements need to house single people (both young and old) and growing families as
well.
Just because there is a lack of services should not be a reason to prevent villages from
growing and providing the housing and employment that they need to survive. These
issues are similar to other rural areas, not just those within DD. It is recognised that in
rural areas the motor car will be the predominant mode of transport. This factor
needs to considered in all development proposals, even where walking, cycling and
public transport are options. The Department for Transport (DoT) National Policy
Statement for National Networks states on page 14 that “....it is not realistic for public
transport, walking or cycling to represent a viable alternative to the private car for all
journeys particularly in rural areas....”
SUGGESTED CHANGE TO PLAN
A new Policy (KI 11) needs to be inserted entitled "Enhancing rural communities" .
This should detail the need for new housing and employment to support rural
communities, as well as the retention of services (schools, shops, pubs).

Comments regarding infrastructure in
smaller villages are noted. Policy S11
seeks to ensure that development is
supported by the delivery of the
appropriate infrastructure. Work with
the relevant infrastructure providers
including Derbyshire County Council
and the CCG is ongoing to ensure
infrastructure is available to support
development in smaller settlements.
Enhancement of the rural communities
is identified through Key Issue 1:
Protecting & Enhancing the Character
and Distinctiveness of the landscape,
towns and villages in the Plan area and
Key Issue 8: Strengthening the Rural
Economy. It is considered that no
further changes are necessary to the
Key Issues.
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Appendix 5 - Policies Maps sets out all
new designations and proposed
changes to the adopted Derbyshire
Dales Local Plan Proposals Maps
(2005). There have been no changes to
the Derwent Valley Mills World
Heriatge Site or its Buffer Zone.
Therefore the Buffer zone is presented
on the Derbyshire Dales Local Plan
Proposals Maps 2005 as unchanged. A
new set of proposals maps will be
published alongside the Plan when it is
formally adopted.

No Change

Portrait of the Derbyshire Dales

866/342

Mr Peter S Wild

2.11

REPRESENTATION
A reference is made to the 'buffer zone of the Derwent Valley World Heritage Site'.
Does this zone have an official boundary, and if so, where is it?
SUGGESTED CHANGE TO PLAN
Perhaps the buffer zone could be indicated on a map?

83

Chapter 2 Page 13

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

Comments regarding paragragh 2.19 in
relation to air quality levels is noted.
Whilst the Derbyshire Dales Air Quality
Annual Status Report April 2015
identified the need for an detailed
assessment for PM10 in respect of a
poultry farm in Hulland Ward. The
District Counil have published a more
recent report in June 2016 which sets
out that further detailed assessments
are to be carried out in respect of air
quality of the poultry farm. The
reports clarifys that the impact of any
identified adverse air quality will only
impact the farm cottages as not other
dwellings are nearby (Derbyshire Dales
Air Quality Annual Status Report June
2016). It is recommended that
paragraph 2.19 within the Plan be
amended to reflect the updated
information available.

It is recommended that the last
sentence of paragraph 2.19 be
amended as follows:
"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 requirements to undertake
a detailed assessment for PM10 for
the farm workers cottages on site.
No other dwellings are nearby."

Portrait of the Derbyshire Dales

6196/781

David Horsley

2.19

REPRESENTATION
Environment Quality and Health
With regard to paragraph 2.19 this paragraph states that "the 2014 Progress Report"
concluded that there would be no exceedance of the air quality objectives in the
Derbyshire Dales." However the last sentence states:
"However, the April 2015 USA concluded that was need to progress to a Detailed
Assessment for PM10 in respect of a poultry farm in Hulland Ward."
Without the results of the Detailed Assessment it is unsound for the local plan to
propose any development in Hulland Ward if it is the only place in the Derbyshire
Dales not meeting the PM10 requirements. I have not been able to find a published
copy of the April 2015 USA to see the concerns stated and why a Detailed Assessment
is necessary and there is no indication that the assessment has been carried out in the
intervening time to date or its conclusions. Hulland Ward is a rural village with six
poultry farms either within the Parish or immediately outside the Parish as of 2015
and the smell of a poultry farm in the air is a common occurrence but this does not
mean that there is and environmental quality or health issue and anyone living or
wishing to live in Hulland Ward should accept this. The planning authorities job is to
ensures that all requirements are met by co-operation with any business and if it has
failed to do so in Hulland Ward then any proposals for housing developments cannot
be considered in areas not meeting the requirements. Poultry farming is one of only
two major businesses within Hulland Ward and its surrounding Parishes. Until the
above is positively resolved it is unsound for the Local Plan to contain any proposal for
developments at Hulland Ward and these proposals should be deleted from the plan.
The naming of Hulland Ward in the Local Plan as the only place in the Derbyshire
Dales not to meet the environmental quality and health requirement is a real "blot on
the landscape" for Hulland Ward.
SUGGESTED CHANGE TO PLAN
Delete Hulland Ward from the Rural Parishes Development Strategy clauses 4.61
onwards and any cross references.
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It is welcomed that the value of the Green Infrastructure (GI) network is recognised
for the good health and wellbeing of communities in 2.23 and 2.35.

The comments supporting the
approach within the chapter on the
'Portrait of the Dales' are welcomed.
The suggested revisions to paragraph
2.37 are noted, however it is
considered that as the Plan is to be
read as a whole and that the preamble
text to policy HC14 and PD4 refer to
the wide ranging benefits of open
spaces and GI that no further changes
are required.

No Change.

Portrait of the Derbyshire Dales

2745/54

Steve Buffery
Derbyshire
County Council

2.23, 2.35,
2.37

REPRESENTATION
SUGGESTED CHANGE TO PLAN
In the same way, the link could be given greater emphasis in 2.37 between health and
wellbeing and enhancing job opportunities and protecting the District’s good air and
water quality, high quality landscape and rich cultural, heritage and recreational
assets to benefit the health, wellbeing and quality of life of residents, workers and
visitors.
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Comments regarding the provision of
services and public transport in
Doveridge are noted. The close
relationship between Doveridge and
Uttoxeter is acknowledged. It is also
acknowledged that there are no bus
services from Doveridge to Ashbourne
(other than the school service) which is
noted in the Settlement Hierachy.
Paragraph 2.27 does acknowledge that
residents travel outside the District to
undertake some of their shopping.

No Change

Portrait of the Derbyshire Dales

3298/389

Cllr Mrs Susan
Dews
Doveridge
Parish Council

2.27 and SO17

REPRESENTATION
The majority of Doveridge residents go to Uttoxeter (a different county) rather than
the market town in their own county to do their main food shopping as there is no
public transport to Ashbourne. Even by car, it is far quicker and easier to go to
Uttoxeter (a 6 mile round trip) rather than go to Ashbourne (a 22 mile round trip). The
market town in our own county is therefore little used for day to day shopping,
contrary to Paragraph 2.27. SO17 will not be met by Doveridge residents as there is
no access to our 'local' market town by public transport. There is no train service
available from Doveridge to Ashbourne and the only bus service to Ashbourne is a
school service.
SUGGESTED CHANGE TO PLAN
Rephrase paragraph 2.27, second sentence to read 'The majority of residents shop in
the market towns for their main food shopping, although this is not possible using
public transport for the southernmost settlements.'
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The Peak Sub Region Open Space,
Sport and Recreation Study assessed
the demand and supply of open space,
sport and recreation facilities. It also
undertook an assessment of quantity
and quality of different types of open
spaces along with their accessibility
and value to the local community. The
study concluded that there is a good
supply of high quality open space for
sport and recreation across most of
the Plan area. In accordance with
paragraph 73 of the NPPF the District
Council in partnership with Sport
England have undertaken an up to
date open space and sport study to
provide up to date and robust
information on the provision and
quality of open spaces and sports
facilities within the District. The Plan
should be read as a whole when
considering proposals for
development. Policy HC14: Open
Space and Outdoor Recreation
Facilities sets out proposals for
development are to encourage
improvements to existing recreation,
play and sports facilities within
communities and new opportunities
shall be informed by the Peak Sub
Region Study or any successor
documents.

No Change

Portrait of the Derbyshire Dales

6087/495

Mrs Susan Spink

2.37

REPRESENTATION
It is not apparent that the Plan is based upon an objectively assessed need for
infrastructure - particularly the use of shared space, and a sports facility plan. There is
no indication in the Plan of an assessment of local demand or deficiencies in
provision. Evidence is needed, and a pro-active approach to how, when and where
the sports provision will be provided.
Communities allocated development should be made aware what facilities are
required to make development sustainable. A transparent and integrated approach to
development and infrastructure requirements is not apparent.
SUGGESTED CHANGE TO PLAN
The Plan needs to be consistent with NPPF 7 (Achieving Sustainable Development - a
social role). The Plan should be based upon up to date Objectively Assessed infrastructure needs (Recreational facilities).
The Plan should identify where undersupply is and state, how this is going to be
addressed. All too vague, too much for not addressing the need. Communities need
clear clarification of all infra-structure requirements.
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The Peak Sub Region Open Space,
Sport and Recreation Study assessed
the demand and supply of open space,
sport and recreation facilities. It also
undertook an assessment of quantity
and quality of different types of open
spaces along with their accessibility
and value to the local community. The
study concluded that there is a good
supply of high quality open space for
sport and recreation across most of
the Plan area. In accordance with
paragraph 73 of the NPPF the District
Council in partnership with Sport
England have undertaken an up to
date open space and sport study to
provide up to date and robust
information on the provision and
quality of open spaces and sports
facilities within the District. The Plan
should be read as a whole when
considering proposals for
development. Policy HC14: Open
Space and Outdoor Recreation
Facilities sets out proposals for
development are to encourage
improvements to existing recreation,
play and sports facilities within
communities and new opportunities
shall be informed by the Peak Sub
Region Study or any successor
documents.

No Change

Portrait of the Derbyshire Dales

6275/529

Mr & Mrs Simon
& Helen Green

2.37

REPRESENTATION
It is not apparent that the Plan is based upon an objectively assessed need for
infrastructure - particularly the use of shared space, and a sports facility plan. There is
no indication in the Plan of an assessment of local demand or deficiencies in
provision. Evidence is needed, and a proactive approach to how, when and where this
sports provision will be provided. Communities allocated development should be
aware what facilities are required to make required to make development
sustainable. A transparent and integrated approach to development and
infrastructure requirement is not apparent.
SUGGESTED CHANGE TO PLAN
The Plan needs to be consistent with NPPF7 (Achieving Sustainable Development - a
social role). The Plan should be based upon up to date Objectively Assessed
infrastructure needs (Recreational Facilities). The Plan should identify where
undersupply is and state, how this is going to be addressed. All too vague, too much
room for not addressing the need. Communities need clear clarification of all
infrastructure requirements
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The Peak Sub Region Open Space,
Sport and Recreation Study assessed
the demand and supply of open space,
sport and recreation facilities. It also
undertook an assessment of quantity
and quality of different types of open
spaces along with their accessibility
and value to the local community. The
study concluded that there is a good
supply of high quality open space for
sport and recreation across most of
the Plan area. In accordance with
paragraph 73 of the NPPF the District
Council in partnership with Sport
England have undertaken an up to
date open space and sport study to
provide up to date and robust
information on the provision and
quality of open spaces and sports
facilities within the District. The Plan
should be read as a whole when
considering proposals for
development. Policy HC14: Open
Space and Outdoor Recreation
Facilities sets out proposals for
development are to encourage
improvements to existing recreation,
play and sports facilities within
communities and new opportunities
shall be informed by the Peak Sub
Region Study or any successor
documents.

No Change

Portrait of the Derbyshire Dales

3242/596

Mrs Mandy
Hodgkinson

2.37

REPRESENTATION
It is not apparent that the Plan is based upon an objectively assessed need for
infrastructure - particularly the use of shared space, and a sports facility plan. There is
no indication in the plan of an assessment of local demand or deficiencies in
provision. Evidence is needed, and a pro-active approach to how, when and where
this sports provision will be provided. Communities allocated development should be
aware what facilities are required to make development sustainable. A transparent
and integrated approach to development and infrastructure requirements is not
apparent.
The Plan needs to be consistent with NPPF7 (achieving Sustainable development - a
social role). The Plan should be based upon up to date Objectively Assessed
Infrastructure needs (Recreational Facilities). The Plan should identify where
undersupply is and state, how this is going to be addressed. All too vague, too much
room for not addressing the need. Communities need clear clarification of all
infrastructure requirements.
SUGGESTED CHANGE TO PLAN
The Plan needs to be consistent with NPPF7 (achieving Sustainable development - a
social role). The Plan should be based upon up to date Objectively Assessed
Infrastructure needs (Recreational Facilities). The Plan should identify where
undersupply is and state, how this is going to be addressed. All too vague, too much
room for not addressing the need. Communities need clear clarification of all
infrastructure requirements.
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The Peak Sub Region Open Space,
Sport and Recreation Study assessed
the demand and supply of open space,
sport and recreation facilities. It also
undertook an assessment of quantity
and quality of different types of open
spaces along with their accessibility
and value to the local community. The
study concluded that there is a good
supply of high quality open space for
sport and recreation across most of
the Plan area. In accordance with
paragraph 73 of the NPPF the District
Council in partnership with Sport
England have undertaken an up to
date open space and sport study to
provide up to date and robust
information on the provision and
quality of open spaces and sports
facilities within the District. The Plan
should be read as a whole when
considering proposals for
development. Policy HC14: Open
Space and Outdoor Recreation
Facilities sets out proposals for
development are to encourage
improvements to existing recreation,
play and sports facilities within
communities and new opportunities
shall be informed by the Peak Sub
Region Study or any successor
documents.

No Change

Portrait of the Derbyshire Dales

3358/752

Victoria Jane
Raynes
Chair Tansley
Parish Council

2.37

REPRESENTATION
It is not apparent that the plan is based upon an up to date objectively assessed need
for infra structure particularly the use of shared space and a sports facility plan. There
is no up to date indication of an assessment of local demand and deficiencies in
provision related to the Plan Area. Evidence is required, to inform 'How' 'When' and
'Where' this provision will be addressed. Communities allocated development under
the Local Plan should know what facilities and services are required to make
development sustainable. There does not seem to be an integrated approach to
development and infrastructure which is contrary to the Core principal of achieving
sustainable development NPPF 7
SUGGESTED CHANGE TO PLAN
The Local Plan needs to be consistent with NPPF 7 Achieving Sustainable
Development (a social role) The plan should be based upon up to date objectively
assessed infrastructure needs (recreational facilities) The Plan should identify where
undersupply is and state how and when the undersupply is going to be addressed.
The statements related to sports facilities are too vague, there are too many
unanswered questions. Communities that have been allocated development have
been informed by DDDC that with additional development will come improved
services and facilities - at this time it is not apparent what those improvements might
be.
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The Peak Sub Region Open Space,
Sport and Recreation Study assessed
the demand and supply of open space,
sport and recreation facilities. It also
undertook an assessment of quantity
and quality of different types of open
spaces along with their accessibility
and value to the local community. The
study concluded that there is a good
supply of high quality open space for
sport and recreation across most of
the Plan area. In accordance with
paragraph 73 of the NPPF the District
Council in partnership with Sport
England have undertaken an up to
date open space and sport study to
provide up to date and robust
information on the provision and
quality of open spaces and sports
facilities within the District. The Plan
should be read as a whole when
considering proposals for
development. Policy HC14: Open
Space and Outdoor Recreation
Facilities sets out proposals for
development are to encourage
improvements to existing recreation,
play and sports facilities within
communities and new opportunities
shall be informed by the Peak Sub
Region Study or any successor
documents.

No Change

Portrait of the Derbyshire Dales

5729/595

Mrs Margret
Strange

2.37

REPRESENTATION
It is not apparent that the Plan is based upon an up to date objectively Assessed Need
for infrastructure, particularly the use of shared space and a sports facility plan. There
is no evidence in the Plan of deficiencies in demand or an assessment of provision.
Communities need to know how, when and where sports provision will be provided.
Communities that have been allocated development should be informed what
facilities are required to make a proposed development sustainable, recreational
facilities should be integrated to any development plans.
The Local Plan, should be consistent with NPPF 7 Achieving Sustainable Development,
a social role. The Plan should be based upon up to date Objectively Assessed Needs
(Recreational Facilities). The Plan should identify where undersupply is and how this
will be addressed. The Plan is too vague, communities affected by additional
development need clarification. Clarification should be available prior to Pre-Plan
document - too late now.
SUGGESTED CHANGE TO PLAN
The Local Plan, should be consistent with NPPF 7 Achieving Sustainable Development,
a social role. The Plan should be based upon up to date Objectively Assessed Needs
(Recreational Facilities). The Plan should identify where undersupply is and how this
will be addressed. The Plan is too vague, communities affected by additional
development need clarification. Clarification should be available prior to Pre-Plan
document - too late now
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The 'Portrait of the Derbyshire Dales'
chapter of the Plan provides a
summary of the key issues and
characteristics of the Plan area.
However it is agreed that the text
could be strengthened by providing
further statistics on life expectancy
and the old age dependency ratio
which will emphasise the implications
of the ageing population upon the type
of developments that will be required
within the Plan area.

It is recommended to add
additional wording after the first
sentence of paragraph 2.37 as
follows:
"Life expectancy in the Derbyshire
Dales is higher than the national
averages. 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. The provision of
sport and recreation facilities….".

Portrait of the Derbyshire Dales

2745/55

Steve Buffery
Derbyshire
County Council

2.37

REPRESENTATION
SUGGESTED CHANGE TO PLAN
DDDC is requested to reconsider the following supporting text additions:
In paragraph 2.37 on page 18, you may wish to add a brief description of the health of
residents in the District including, for example life expectancy, Index of Multiple
Deprivation, fuel poverty, health issues particularly related to an ageing population,
weight and lifestyle factors that have cross-cutting implications that will be addressed
through your Local Plan.
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The Peak Sub Region Open Space,
Sport and Recreation Study assessed
the demand and supply of open spae,
sport and recreation facilities. It also
undertook an assessment of quanitity
and quality of different types of open
spacs along with their accessibility and
alue to the local community. The study
concluded that there is a good supply
of high quality open space for sport
and recreation across most of the Plan
area. In accordance with paragragh 73
of the NPPF the District Council in
pertnership with Sport England are
currently finalising an upto date open
space and sport study to provide upto
date and robust information on the
provision and quality of open spaces
and sports facilities within the District.
The Plan should be read as a whole
when considering proposals for
development. Policy HC14: Open
Space and Outdoor Recreation
Facilities sets out proposals for
development are to encourage
improvements to existing reacreation,
play and sports facilities within
communitiesand new opportunities
shall be informed by the Peak Sub
Region Study or any successor
documents. It is recommended that
Policy HC14 be reviewed in light of any
new evidence in relation to the
provision of open spaces and sport
facilities within the District.

Changes to be considered in light
of new evidence to open space and
sport recreation.

Portrait of the Derbyshire Dales

3386/416

Mrs Kathleen
Camm
Retired

2.37

REPRESENTATION
It is not apparent that the plan is based upon an objectively assessed need for infra
structure- particularly the use of shared space, and a sports facility plan. There is no
indication in the Plan of an assessment of local demand or deficiencies in provision.
Evidence is where this sports provision will be provided. Communities allocated
development should be aware what facilities are required to make development
sustainable. A transparent and integrated approach to development and infra
structure requirement is not apparent.
SUGGESTED CHANGE TO PLAN
The plan needs to be consistent with NPPF 7 (Achieving Sustainable Dev. - a social
role). The Plan should be based upon up to date Objectively Assessed infra structure
needs (Recreational facilities) The plan should identify where under supply is and
state, how this is going to be addressed. All too vague, too much room for not
addressing the need. Communities need clear clarification of all infrastructure
requirements.
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The evidence base for the Local Plan
clearly sets out in the Assessment of
Housing and Economic Development
Needs that there are a range of factors
that will influence demand for
different size homes, including
demographic changes, future growth
in real earnings and households' ability
to save, economic performance and
housing affordability. Policy HC11 is
based upon evidence and includes that
existing flexibility which states "the
Council will seek to secure the
following mix of housing as part of all
residential developments of 10
dwellings or more. The final mix
achieved on any site will be informed
by the nature of the development site,
character of the area, evidence of local
housing needs and turnover of
properties at the local level". It is
therefore considered the policy
already has the flexibility requested
and no changes are deemed
necessary. Given that the Plan is to be
read as a whole, it is recommended
that no changes are made to
paragraph 2.31.

No Change

Portrait of the Derbyshire Dales

5924/186

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

2.31

REPRESENTATION
This section of the Draft Local Plan ‘paints a picture’ of the important characteristics
of the Derbyshire Dales and refers in particular to the Environmental qualities and the
Landscape Sensitivity work done by the Council’s Landscape Consultants, Wardell
Armstrong. We return to this in our more specific representations. Brailsford appears
very clearly in Figure 2 as a settlement of 450 – 1500 population, one of only a dozen
in the District, and the settlement which is closest to Derby - which is ‘out of screen’.
In terms of housing, the section highlights the needs of the District to cater for both
affordable housing and the needs of elderly people, who are much higher as a
proportion of the population in the Derbyshire Dales. However, the implication within
paragraph 2.31 that a high proportion of smaller households leads to the need for
smaller dwellings, needs to be treated with extreme caution. Those people who are
retiring to the Derbyshire Dales are likely to be ‘cash-rich’ and may want a larger
rather than a smaller home. They may also want to keep spare bedrooms for family,
visitors or just belongings. On the other hand, the recent Government changes to
housing benefits and especially the single room payment system (or bedroom tax)
mean that in the affordable sector there may be a need for smaller rather than
medium sized properties.
SUGGESTED CHANGE TO PLAN
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Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Key Issues

Yes

No

Yes

SUPPORT

Comments regarding the mix of
available housing are noted. The Plan
should be read as a whole. Policy HC11
is in place to ensure that a wide range
of housing types and sizes are built in
order to fulfil the needs of all
members of the community and offer
a flexible range of housing, and is
based upon the evidence in the
HEDNA study which identifies the need
for this mix of properties to address
the future demographic needs of the
plan area.

No Change

Key Issues for Local Plan

5924/166

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

REPRESENTATION
The Key Issues for the Local Plan which are highlighted in paragraphs 2.38 to 2.50 are
all important in meeting the needs of the District, however it is critical that KI 4
‘Meeting Local Housing Needs’ addresses the needs of both those people who are
moving to the District from other areas as well as simply those people who are
already resident. Due to its distorted age structure and high proportion of elderly
people within the District, the Derbyshire Dales relies on inward migration. Indeed,
irrespective of the Local Plan policies, this is likely to continue.
Government policy is clear that ‘Local Planning Authorities should use their evidence
base to ensure that their Local Plan meets the full objectively assessed needs for
market and affordable housing in the housing market area’. (Paragraph 47 of NPPF).
It is important therefore that the Council addresses the requirement for housing for
people naturally moving to the area, as well as those young people who might
otherwise move elsewhere in addition to those, especially the elderly, who are
already settled. The range and choice of housing will not necessarily adhere strictly to
the age structure of the current resident population, (they are mostly already
adequately housed), but to those who are likely to settle in Derbyshire Dales and
those likely to move within the District. The housing market is constantly changing.
We accept that focusing the majority of new development in towns and villages with
basic services, as outlined in KI 6, KI 8 and KI 9, is sensible. However, the heading in
the latter (KI 9) should refer to ‘villages’ as well as ‘Town Centres’ in order to be
consistent with the text in paragraph 2.47.
SUGGESTED CHANGE TO PLAN
The heading in the latter (KI 9) should refer to ‘villages’ as well as ‘Town Centres’ in
order to be consistent with the text in paragraph 2.47.
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With regard to KI9 this issue relates to
objectives SO14-17. SO17 is to
strengthen the vitality and viability of
the District's market towns as places of
employment, shopping, services,
leisure and tourism. It is therefore
appropriate that KI9 refers specifically
to town centres.
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2.40.

Yes

Yes

Yes

SUPPORT
The NPA wishes to express support for the consideration given to the National park
and its setting in the preparation of the Local Plan.

Support for paragraph 2.40 is
welcomed.

No Change

Key Issues for Local Plan

2140/452

Mr Ian Fullilove
Peak District
National Park
Authority

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Compliant

Sound

Compliant
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Representation

Officer Comment

Recommendation

Key Issue 2

Yes

Yes

Yes

SUPPORT
The NPA wishes to express support for the consideration given to the National park
and its setting in the preparation of the Local Plan.

Support for Key Issue 2 is welcomed.

No Change

Key Issues for Local Plan

2140/453

Mr Ian Fullilove
Peak District
National Park
Authority

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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KI4

Yes

Yes

Yes

SUPPORT
Our client supports KI 4 ‘Meeting Housing Needs’ which acknowledges that there is a
need to provide a range of different dwelling sizes, types and tenures to meet the
needs of local residents. Our client also
recognises that there is a need to provide affordable housing across the plan area.
Our client’s proposals will provide a range and mix of house types in accordance with
the Council’s planning policy requirements.

Support for Key Issue 4 and the
confirmation that application
16/00436/OUT for development at
Luke Lane, Brailsford (HC2(g)) will seek
to deliver an appropriate mix of
housing types and styles is noted. It is
acknowledged that the application has
recently received a resolution to grant
planning permission.

No Change.

Key Issues for Local Plan

2744/45

Richborough
Estates Ltd

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Officer Comment

Recommendation

2.34 and KI3
and KI6

Yes

No

Yes

SUPPORT

Comments regarding the sustainability
of the settlement of Doveridge are
noted. The District Council has
undertaken a settlement hierachy
study as part of the evidence base for
the Local Plan. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development,
and site specific allocations, in order
to direct new development towards
the most sustainable locations. The
most up-to-date Settlement Hierarchy
(June 2016) is available on the District
Council’s website.

No Change

Key Issues for Local Plan

3298/387

Cllr Mrs Susan
Dews
Doveridge
Parish Council

REPRESENTATION
The poor public transport system means Doveridge is not a sustainable location and
there is an over reliance on private cars. There is no rail service from Doveridge, the
nearest station being in a different county. This being the case, this area will have a
high carbon footprint of necessity. The required reduction in carbon emissions (KI 3)
will be very difficult to achieve and this also means Doveridge is not sustainable (KI 6).
It has a poor public transport network to other Derbyshire settlements.
SUGGESTED CHANGE TO PLAN
Remove Doveridge from any Key Issue, Strategic Objective or policy referring to
sustainability.

Within this assessment doveridge was
classified as a third tier settlement, an
accessible settlement with limited
facilities. These villages are assessed to
have good social infrastructure, some
local employment opportunities and
good access bility to the towns and
centres. Doveridge is located within
easy reach of the main road networks
and whilst the bus service may be
limited, there is a bus service available.
All settlements have been assessed
using the same methodology and
therefore no change is recommended
to the description of Doveridge.
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Recommendation

KI 6

Yes

Yes

Yes

SUPPORT
In line with KI 6 ‘Protecting and Enhancing Community Infrastructure, Connectivity
and Local Services’ our client recognises that “sustainable communities require not
only appropriate levels of residential and employment opportunities but also
appropriate levels of community infrastructure.” As set out in the Officer’s report in
respect of the aforementioned planning application (Ref: 16/00436/OUT)
contributions via a Section 106 Agreement will be made to:
• the provision of affordable housing;
• the provision of on-site open space;
• a financial contribution to education; and
• a financial contribution to the Highway Authority regarding the ongoing work for a
Travel Plan.

Support for Key Issue 6 and the
confirmation that application
16/00436/OUT for development at
Luke Lane, Brailsford (HC2(g)) will seek
to deliver appropriate contributions
towards infrastructure provision is
welcomed. It is acknowledged that the
application has recently received a
resolution to grant planning
permission.

No Change.

Key Issues for Local Plan

2744/44

Richborough
Estates Ltd

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Compliant
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Recommendation

KI 5

Yes

No

Yes

SUPPORT

Comments regarding the sustainability
of the settlement of Doveridge are
noted. The District Council has
undertaken a settlement hierachy
study as part of the evidence base for
the Local Plan. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development,
and site specific allocations, in order
to direct new development towards
the most sustainable locations. The
most up-to-date Settlement Hierarchy
(June 2016) is available on the District
Council’s website.

No Change

Key Issues for Local Plan

3298/395

Cllr Mrs Susan
Dews
Doveridge
Parish Council

REPRESENTATION
KI 5 states that a poor transport network results in a high dependence on private cars.
This is the case in Doveridge where the lack of public transport services does not
allow for improving accessibility. Doveridge is not felt to be a sustainable location.
(additional accompanying letter submitted)
SUGGESTED CHANGE TO PLAN
Remove Doveridge from any Key Issue, Strategic Objective or policy referring to
sustainability

Within this assessment doveridge was
classified as a third tier settlement, an
accessible settlement with limited
facilities. These villages are assessed to
have good social infrastructure, some
local employment opportunities and
good access bility to the towns and
centres. Doveridge is located within
easy reach of the main road networks
and whilst the bus service may be
limited, there is a bus service available.
All settlements have been assessed
using the same methodology and
therefore no change is recommended
to the description of Doveridge.
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Sound

Compliant
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Officer Comment

Recommendation

KI9

Yes

No

Yes

SUPPORT

Support for KI9 to maintain and
strengthen the vitality and viability of
town centres is welcomed. The Plan
acknowledges in paragraph 7.19 that
the town, local centres and village
shops in the plan area provide a focus
for a range of shopping facilities and
services. Local shops and villages
centres provide essential services,
especially for rural communities. Given
the important role that village centres
perform in terms of ensuring the
sustainability of settlements it is
considered appropriate to amend the
wording to KI9 as requested.

Amend wording to Key Issue 9,
inserting Village Centres to the title
to read as follows "KI 9 Maintaining
and Strengthening the Vitality and
Viability of Town and Village
Centres".

Key Issues for Local Plan

2744/43

Richborough
Estates Ltd

REPRESENTATION
In line with KI 9 ‘Maintaining and Strengthening the Vitality and Viability of Town
Centres’ our client supports the recognition that ensuring that town and village
centres within the plan area continue to be vibrant and attractive is essential.
SUGGESTED CHANGE TO PLAN
Our client suggests that the title to the Key Issue is amended to include explicit
reference to ‘village centres’ which is discussed in the Key Issue. It is suggested that
the title is amended to ‘KI 9 Maintaining and Strengthening the Vitality and Viability of
Town and Village Centres’.
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2.44

Yes

Yes

Yes

SUPPORT

Comments regarding the provision of
services within Tansley are noted.
Policy S11 is in place to ensure that
infrastructure will be in place at the
right time to meet the needs of the
District and to support the
development strategy.

No Change

Key Issues for Local Plan

6010/401

Mrs Patricia
Brewster
Retired

REPRESENTATION
We need more places for people to inhabit. The only problem with this is that the
extra strain on doctors etc., will need to be addressed. Tansley could do with a shop
(but this is not essential). Tansley needs a post office, and as long as the Methodist
Church can continue to provide one for 3 hours a week, this is no great problem.
SUGGESTED CHANGE TO PLAN
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Officer Comment

Recommendation

KI8

Yes

No

Yes

SUPPORT

Comments regarding the sustainability
of the settlement of Doveridge are
noted. The District Council has
undertaken a settlement hierachy
study as part of the evidence base for
the Local Plan. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development,
and site specific allocations, in order
to direct new development towards
the most sustainable locations. The
most up-to-date Settlement Hierarchy
(June 2016) is available on the District
Council’s website.

No Change

Key Issues for Local Plan

3298/393

Cllr Mrs Susan
Dews
Doveridge
Parish Council

REPRESENTATION
There are very limited opportunities for employment in the immediate locality and it
appears there is no provision for high skilled or high paid jobs. Doveridge is not a
sustainable location due to the lack of facilities and opportunities. (additional
accompanying letter provided)
SUGGESTED CHANGE TO PLAN
Remove Doveridge from any Key Issue, Strategic Objective or policy referring to
sustainability.

Within this assessment doveridge was
classified as a third tier settlement, an
accessible settlement with limited
facilities. These villages are assessed to
have good social infrastructure and
good access bility to the towns and
centres. Doveridge is located within
easy reach of the main road networks
and whilst there are limited
employment opportunities within
Doveridge they do exist, Doveridge is
also within a ten minute dirve of
Uttoxeter Town Centre and other
strategically important employment
sites . All settlements have been
assessed using the same methodology
and therefore no change is
recommended to the description of
Doveridge.
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Compliant

Sound

Compliant
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Recommendation

KI 1 & KI 7 and
KI 10

Yes

No

Yes

SUPPORT

Comments regarding the loss of a
caravan site through housing
allocation HC2M in Doveridge are
noted. The site has recieved a
resolution to grant at the meeting of
the Planning Committee held on 19th
January 2016 for 46 dwellings under
the application 15/00570/OUT. Within
the decision making process the loss of
tourism and employment was
acceptable on balance and that the
development would constitute
sustainable development. No changes
to the allocations are therefore
recommended.

No Change

Key Issues for Local Plan

3298/396

Cllr Mrs Susan
Dews
Doveridge
Parish Council

REPRESENTATION
A high quality environment on the edge of the Peak District should provide an ample
opportunity for tourism. Loss of the only caravan site in Doveridge flies in the face of
KI 1 and KI 10. Loss of this facility cannot promote these Key Issues. It also means the
loss of a leisure/recreation facility which is contrary to KI 7.
(additional accompanying letter provided)
SUGGESTED CHANGE TO PLAN
Provision should be made for replacement leisure/recreation/tourism facilities where
loss of these facilities occurs through development.
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3.4

No

No

Yes

SUPPORT

It is considered that the suggested
change provides for much more of the
plan area's heritage assets to be taken
into account when the plan is used in
the determination of planning
applications.

It is recommended that Paragraph
3.4 be amended to read:

Vision/Spatial Vision

5687/198

Rosamund
Worrall

REPRESENTATION
Historic England
SUGGESTED CHANGE TO PLAN
Historic England maintains its previous comments that the paragraph should be
amended to read ‘…natural, built and historic environment and their character are
conserved and enhanced’. The paragraph section currently reads ‘… natural and built
heritage assets and its character are preserved and enhanced.’ The current wording
does not make provision for archaeology or the wider historic environment, and the
word ‘preserve’ is included in current legislation for Conservation Areas but is not
terminology used within the NPPF relating to the historic environment. As such, we
would recommend that the current wording be revised as per the above suggestion.
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"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, built and historic
environment and their character
are conserved and enhanced "
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Spatial Vision
Aims and
Objectives

Yes

No

No

SUPPORT

The Spatial Vision provides the
direction which the District Council
would like the Plan area to take in the
long term, including setting out how
the plan area should develop and
providing the context for the policies
in the Plan. As currently drafted the
Vision refers to 'Larger Villages' rather
than listing all villages which fall within
this category as established within the
Settlement Hierarchy (S3). The Plan is
to be read as a whole, and given that
policy S3 and supporting text clearly
identifies which settlements are
classified as 'Accessible Settlements
with Limited Facilities' and hence
identified as the larger villages of the
plan area with a greater range of social
and economic attributes, as set out
within the Settlement Hierarchy paper
it is not deemed necessary to make
revisions to the Spatial Vision.

Amend Strategic Objective SO6
with deletion of 'subject to
consideration of other Strategic
Objectives of the Local Plan.' No
further changes required.

Vision/Spatial Vision

5924/165

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

REPRESENTATION
Broadly support the Spatial Vision, including the concept that the larger villages,
including Brailsford, which benefit from a wider range of services and facilities, should
be accompanied by a modest scale of growth to expand those communities and
support the local infrastructure. It is unfortunate however that since the draft plan
stage, Brailsford, Doveridge and Tansley are no longer quoted in the Plan as examples
of larger villages – presumably for reasons of political sensitivity - and the caveat
‘where required’ has been inserted in relation to the benefit from development in
delivering better facilities. Surely better facilities must always be a benefit to
communities.
Brailsford already has a wide range of facilities, including a brand new local school,
shops, post office, cafes, a pub, a petrol station, a medical centre serving a wide area,
a golf club and sports facilities, several places of worship and a wider range of local
clubs and activities such as the Scouts. It also has a good bus service between Derby
and Ashbourne and good road access along the A52 to Derby and is well within
regular commuting distance of the city where there are many more well paid jobs and
a much wider range of cultural, professional and administrative services. It is a village
which has grown relatively slowly over recent years but it has a strong capacity for
growth and is probably one of the most sustainable yet least environmentally
sensitive villages within the Derbyshire Dales.
We broadly support the 17 strategic objectives set out in paragraph 3.6 of the Local
Plan, albeit SO6 states that the Plan will ‘meet the objectively assessed needs of the
District, subject to the consideration of other Strategic Objectives of the Local Plan’,.
This caveat seems to allow the Council too much freedom to compromise on this
objective without addressing the consequences of potentially providing a shortfall –
something which has happened before, resulting in the withdrawal of the previous
Local Plan.
In our view, the overall requirement for housing should not be constrained below the
Local Authority’s objectively assessed needs. We are convinced that there is a
shortage of allocated sites to meet the OAN and sufficient flexibility to adapt to rapid
change (NPPF - paragraph 14). Yet there is not a shortage of suitable sites to
accommodate new development and to meet remaining 15 year horizon with longer
term requirements (NPPF paragraph 157) and we are confident that the land SouthWest of Brailsford (SHLAA site 177), promoted by our client, can help to satisfy some
of those housing needs, as well as enhancing the character and facilities within
Brailsford.
SUGGESTED CHANGE TO PLAN
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Support for the overall Spatial Vision is
welcomed. The purpose of the
Strategic Objectives is to deliver the
spatial vision and guide development
across the Plan area as a whole. The
strategic objectives will aid
implementation of the Local Plan's
vision and should be read as a whole.
Accordingly it is not considered
appropriate to amend SO2 and SO4 to
refer to the need to balance these
objectives against the need to provide
for housing and economic growth. In
respect of SO6 it is agreed that as all
the objectives and policies within the
Plan will be read as a whole and that
the Plan meets the Objectively
Assessed Need for housing through
policy S6 that the wording 'subject to
consideration of other strategic
objectives of the Local Plan' can be
deleted. Comments relating to SO7 are
noted, as currently drafted the
objective already refers to the need to
'ensure that there is an adequate mix
of housing types, sizes and tenures to
meet the needs of all sectors of the

Chapter 3 Page 24

APPENDIX 3
community' and therefore inherently
covers the needs of elderly people and
the need to address affordable
housing.
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Sound
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Representation
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Recommendation

Spatial Vision

Yes

Yes

Yes

SUPPORT
The NPA wishes to express support for the consideration given to National Park and
its setting in the preparation of the Local Plan.

Support for the spatial vision for the
Plan is welcomed.

No Change

Vision/Spatial Vision

2140/450

Mr Ian Fullilove
Peak District
National Park
Authority

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Spatial Vision

Yes

Yes

Yes

SUPPORT
The Spatial Vision is supported. It is welcomed that, on page 24 in the 5th paragraph,
the words underlined have been added ‘…will be supported by the protection and
enhancement of areas of open and green space within and around them’.

Support welcomed

No Change.

Vision/Spatial Vision

2745/53

Steve Buffery
Derbyshire
County Council

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

spatial vision

Yes

No

Yes

SUPPORT

The Spatial Vision provides the
direction which the District Council
would like the Plan area to take in the
long term, including setting out how
the plan area should develop and
providing the context for the policies
in the Plan. As currently drafted the
Vision refers to 'Larger Villages' rather
than listing all villages which fall within
this category as established within the
Settlement Hierarchy (S3). The Plan is
to be read as a whole, and given that
policy S3 and supporting text clearly
identifies which settlements are
classified as 'Accessible Settlements
with Limited Facilities' and hence
identified as the larger villages of the
plan area with a greater range of social
and economic attributes, as set out
within the Settlement Hierarchy paper
it is not deemed necessary to make
revisions to the Spatial Vision.

No Change.

Vision/Spatial Vision

2744/42

Richborough
Estates Ltd

REPRESENTATION
Our client broadly supports the Spatial Vision. Our client supports the identification
that larger villages will benefit from development with access to an improved range of
amenities and facilities including schools and healthcare provision.
SUGGESTED CHANGE TO PLAN
Our client does however recommend that the Spatial Vision is amended to include
specific reference to named larger villages such as Brailsford as per the Spatial Vision
set out in the April 2016 Draft Plan.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

spatial vision

Yes

No

Yes

SUPPORT

The Plan should be read as a whole. All
policies provide a comprehensive
strategy for sustainable development.

No Change

Vision/Spatial Vision

5628/305

Mr Tim Silvester
Campaign to
Protect Rural
England (CPRE)
Derbyshire
Branch

REPRESENTATION
The entire Spatial Strategy laid out in the draft plan is ineffective, and therefore
unsound. The principal reasons for its ineffectiveness are as follows:
•
Many of the laudable aims within Policy S2 will be hindered in their
effectiveness by other policies in the plan, especially because accelerated housing
growth will lead to an unsustainable increase in people out-commuting to adjacent
authorities for employment;
•
Policy S4 and S5 set out a strong distinction between the plan’s approach to
development within and without the settlement boundaries, and are therefore crucial
to the spatial strategy, yet they are very vulnerable to being switched off by Policy S1
in the event that DDDC lacks a 5-year housing land supply;
•
Policy S6 is very unlikely to be deliverable due to the unrealistic increase in
house building that would be needed to achieve the housing target;
•
Policies S8 to S10 do not really amount to a ‘development strategy’ because
they are little more than generalised wish-lists, and offer nothing in the way of a
vision or framework for placemaking in Matlock, Ashbourne and the rural parishes;
•
Too many of the ‘S’ policies are actually lengthy development control policies
that give no sense of strategic direction for the District over the plan period.
SUGGESTED CHANGE TO PLAN

With regards to policy S1 this policy is
based upon the NPPF requirments.
Paragraph 14 states that ' where the
development plan is absent, silent or
relevant policies are out‑of‑date
granting permission unless:
–– any adverse impacts of doing so
would significantly and demonstrably
outweigh the benefits, when assessed
against the policies in this Framework
taken as a whole; or
–– specific policies in this Framework
indicate development should be
restricted.
All sites which have been allocated
have been through an extensive
assessment process within the SHELAA
and have been assessed as suitable,
avaible and deliverable. Policy HC1
sets out a review mechanism if the
housing target is not delivered.
With regard to comments raised on
S8-10 te strategy for key issues in each
areapromote sustainable development
and the District Council will work with
partners in order to achieve this.
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Legal
Compliant

Sound

Compliant
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Representation

Officer Comment

Recommendation

Spatial Vision

Yes

No

Yes

SUPPORT

The Plan should be read as whole. The
pre amble to Policy S3- Settlement
Hierarchy is clear that in appropriate
circumstances development on the
edge of the Identified villages Infill
and Consolidation development will be
supported in appropriate
circumstances..

No Change

Strategic Objectives

6080/106

W K Marshall
The Shirley
Children's Trust

REPRESENTATION
DDDC must recognise that funding for delivering affordable houses is diminishing.
DDDC must take a pragmatic approach to delivering affordable houses through onsite cross-subsidy with open market housing. Most rural settlements require an
element of new housing and often this cannot be delivered within the confines of the
built area, but could be carefully planned and designed to a high standard adjacent to
the settlement.
SUGGESTED CHANGE TO PLAN
SO6. This needs to be done on a settlement by settlement basis.
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Furthermore Policy HC5 allows for
cross subsidy on exception sites of
open market and affordable housing.
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Legal
Compliant

Sound

Compliant
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Representation
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Recommendation

Strategic
Objectives

Yes

No

Yes

SUPPORT

Whilst the plan does not cover the
Peak District National Park,
safeguarding the character and
appearance of the area, is an
important element of the plan’s
strategy, much of which is influenced
by the character and appearance of
the National Park. In the context of the
Strategic Objective the Peak District
does not just encompass the National
Park, it takes a wider view of the Peak
District. As the plan area encompasses
parts of the wider Peak District, it is
appropriate for one of the Key
Objectives to reflect this. It is
therefore recommended that an
additional strategic objective be added
that gives reference to the Peak
District National Park and protecting
its setting which is a theme that is
addressed through many different
aspects throughout the Whole Plan.

Recommends to add additional
Strategic Objective under
'Protecting Derbyshire Dales
Character' as suggested by the
National Trust 'To protect the
setting of the National Park'.

Strategic Objectives

2736/271

Kim Miller
National Trust

REPRESENTATION
The strategic objectives are generally supported, in particular SO2 relating to
landscape character, biodiversity and the historic environment. However, there is no
strategic objective protecting the setting of the Peak District National Park.
SUGGESTED CHANGE TO PLAN
We request a strategic objective to protect the setting of the National Park, reflecting
Key Issue 2 (p18). This matter was raised in our previous consultation response.
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No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

3.6, SO6

Yes

Yes

Yes

SUPPORT
Strategic Objectives
Strategic Objective SO6 is supported, which sets out DDDC’s aim to meet the
objectively assessed housing needs (OAHN) of the District, subject to consideration of
other strategic objectives of the Local Plan. This is in accordance with comments and
recommendations that DCC’s Officers previously made on the DLP

Support welcomed.

No Change

Strategic Objectives

2745/127

Steve Buffery
Derbyshire
County Council

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Strategic
Objectives

Yes

No

No

SUPPORT

Support for the overall Spatial Vision is
welcomed. The purpose of the
Strategic Objectives is to deliver the
spatial vision and guide development
across the Plan area as a whole. The
strategic objectives will aid
implementation of the Local Plan's
vision and should be read as a whole.
Accordingly it is not considered
appropriate to amend SO2 and SO4 to
refer to the need to balance these
objectives against the need to provide
for housing and economic growth. In
respect of SO6 it is agreed that as all
the objectives and policies within the
Plan will be read as a whole and that
the Plan meets the Objectively
Assessed Need for housing through
policy S6 that the wording 'subject to
consideration of other strategic
objectives of the Local Plan' can be
deleted. Comments relating to SO7 are
noted, as currently drafted the
objective already refers to the need to
'ensure that there is an adequate mix
of housing types, sizes and tenures to
meet the needs of all sectors of the
community' and therefore inherently
covers the needs of elderly people and
the need to address affordable
housing.

Amend Strategic Objective SO6
with deletion of 'subject to
consideration of other Strategic
Objectives of the Local Plan.'

Strategic Objectives

3752/36

Richard
Crosthwaite
Gladman
Developments
Ltd

REPRESENTATION
As set out in response to the Draft Local Plan in April 2016, Gladman support the
overall Spatial Vision for Derbyshire Dales, particularly in relation to the larger villages
of Tansley, Doveridge and Brailsford benefitting from new development with an
improved range of amenities and facilities. It is important to recognise that issues
such as retaining the character of the countryside and
respecting the traditional character of towns and villages should be considered in the
context of the Government’s main priority to significantly boost the supply of housing
and to change the country from ‘generation rent’ to ‘generation buy’ (Brandon Lewis).
Furthermore, when setting out priorities for her new Cabinet in July 2016, Prime
Minister Theresa May made it clear that “Unless we deal with the housing deficit, we
will see house prices keep on rising. Young people will find it even harder to afford
their own home. The divide between those who inherit wealth and those who don’t
will become
more pronounced. And more and more of the country’s money will go into expensive
housing instead of more productive investments that generate more economic
growth.”
SUGGESTED CHANGE TO PLAN
To support the comments made to Q6. a number of changes to the Plan’s spatial
objectives are suggested.
It is requested that Strategic Objectives SO2 and SO4 be amended to provide
appropriate recognition that they will be balanced against the need to provide the
housing and economic growth that is required to meet the District’s needs over the
Plan Period.
The general emphasis of SO6 is supported, but should be amended to reflect the
requirement to fully meet objectively assessed development needs. It is considered
that the Council can allocate sufficient land within its Local Plan to meet its Full
Objectively Assessed Housing Need within the District (including an appropriate level
of contingency) by making appropriate modifications to the Plan. Therefore, it is
requested that the phrase ‘subject to consideration of other Strategic Objectives of
the Local Plan’ be deleted from SO6’.
Strategic Objective 7 should be amended to add particular emphasis to the need to
provide for elderly accommodation owing to the pressing need to address older
persons housing needs. Affordability should also be recognised through this objective
to reflect the government’s ambition to improve the ability of people to buy their
own home.
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Legal
Compliant

Sound

Compliant
with Duty to
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Representation

Officer Comment

Recommendation

Strategic
Objectives
SO10

Yes

Yes

Yes

SUPPORT
All objectives will benefit the health, wellbeing and quality of life of all sectors of the
community. It is welcomed that there is a specific objective, SO10, to promote healthy
lifestyles.

Support welcomed.

No Change.

Strategic Objectives

2745/52

Steve Buffery
Derbyshire
County Council

REPRESENTATION
SUGGESTED CHANGE TO PLAN

117

Chapter 4 Page 32

Rep No.

Name/
Organisation

Policy/Para
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
We warmly welcome this policy for the presumption in favour of sustainable
development, which reflects the positive policy direction within the NPPF and creates
a pro-active framework for decision making. We look forward to experiencing the
welcoming approach towards appropriate and sustainable development.

Support welcomed

No Change

S1 Presumption in Favour of Sustainable Development

5924/162

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

S1

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

In accordance with The NPPF the
Derbyshire Dales Local Plan seeks to
meet the development needs of the
area whilst ensuring that they make a
positive contribution towards the
acheivement of sustainable
development. The NPPF expects Local
Plans to set out a clear strategy for
land allocation. The housing sites in
the plan are considered to be the most
suitable for development and their
allocation has been informed by the
Sustainability Appraisal and SHELAA
processes. The SHELAA document sets
out the methodology adopted for
assessing the suitability, availability
and achiveability of sites. The SHELLA
document also sets out details of
desktop review that was undertaken
to identify sites from a wide range of
sources which were assessed as part of
the SHELAA in accordance with the
guidance within the NPPG. Where
further sites were identified, The
District Council assessed their initial
suitability for development following
the methodology set out. Policy PD1
sets out the priciple considerations
that will be taken into account in
presumption of sustainable
development across the Plan area. It is
considered that no changes are
required.

No Change

S1 Presumption in Favour of Sustainable Development

5353/330

Wagstaffe
Family Trust

4.4- 4.6
S1

Yes

REPRESENTATION
There is no evidence to suggest a positive approach to meeting the development
needs of the District. With regard to housing there is no objective approach to identify
sustainable sites that are required to meet the OAHN. Instead the overreliance on the
quarry sites is put forward as an apparently only option which is unsupported by
evidence and is unjustified. Consequently the Plan is unsound and unlikely to be
effective. Whilst it might appear that this policy supports the principle of encouraging
sustainable development there is a failure in subsequent policies to follow up and
achieve the objective. In particular there is little evidence that the LPA has 'positively'
sought opportunities to meet the development needs of the area. For example, with
regard to housing, there seems to have been little positive effort to identify
sustainable sites that are capable of delivering the required numbers. Instead an
apparently easy option has been followed of relying far to heavily on 'disused' quarry
sites regardless of viability constraints, loss of valuable mineral resources and location
relative to community support structures. Consequently the Plan is unsound having
not been positively prepared, inconsistent with National Policy and unlikely to be
effective.
SUGGESTED CHANGE TO PLAN
Whilst it might appear that this policy supports the principle of encouraging
sustainable development there is a failure in subsequent policies to follow up and
achieve the objective. In particular there is little evidence that the LPA has 'positively'
sought opportunities to meet the development needs of the area. For example, with
regard to housing, there seems to have been little positive effort to identify
sustainable sites that are capable of delivering the required numbers. Instead an
apparently easy option has been followed of relying far to heavily on 'disused' quarry
sites regardless of viability constraints, loss of valuable mineral resources and location
relative to community support structures. Consequently the Plan is unsound having
not been positively prepared, inconsistent with National Policy and unlikely to be
effective.
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
Our client supports the Council’s recognition, in line with the National Planning Policy
Framework, that when considering development proposals the Council will apply the
presumption in favour of sustainable development. In particular our client supports
the identification that where relevant policies are out of date then the Council will
grant planning permission unless material considerations indicate otherwise.

Comments supporting policy S1
welcomed and noted.

No Change.

S1 Presumption in Favour of Sustainable Development

2744/41

Richborough
Estates Ltd

S1

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN

120

Chapter 4 Page 32

Rep No.

Name/
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
Gladman support Policy S1 on the Presumption in Favour of Sustainable Development
as it reflects the guidance given in the Framework. It should however be noted that
other policies contained within this Plan will need to fully reflect the positive
approach that the opening paragraph of Policy S1 sets out in terms of enabling
sustainable development.

Support for policy S1 noted and
welcomed. The comments regarding
revisions to other policies in the plan
are noted, however the plan will be
read as a whole when determining
applications and accordingly it is not
considered necessary to make any
revisions at this stage.

No Change.

S1 Presumption in Favour of Sustainable Development

3752/31

Richard
Crosthwaite
Gladman
Developments
Ltd

S1

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

Comments regarding the sustainability
of the settlement of Doveridge are
noted. The District Council has
undertaken a settlement hierachy
study as part of the evidence base for
the Local Plan. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development,
and site specific allocations, in order
to direct new development towards
the most sustainable locations. The
most up-to-date Settlement Hierarchy
(June 2016) is available on the District
Council’s website.

No Change

S1 Presumption in Favour of Sustainable Development

3298/392

Cllr Mrs Susan
Dews
Doveridge
Parish Council

S1 and S10 in
relation to
Doveridge

Yes

REPRESENTATION
The presumption in favour of sustainable development (Policy S1) fails here as
Doveridge is not sustainable. There are very limited jobs, facilities and opportunities
therefore material considerations indicate that approval for housing should not be
given. A detailed questionnaire sent to all residents of the Parish last year found that
although residents accept that some further housing is necessary, they wish to remain
a village with community spirit, green spaces and hedges and open views. Loss of
these things would mean the loss of the distinct identity and character of this
settlement, being in conflict with Policy S10.
SUGGESTED CHANGE TO PLAN
Remove Doveridge from any Key Issue, Strategic Objective or policy referring to
sustainability.

Within this assessment Doveridge was
classified as a third tier settlement, an
accessible settlement with limited
facilities.These villages are assessed to
have good social infrastructure and
good accessibility to the towns and
centres. All settlements have been
assessed using the same methodology
and therefore no change is
recommended to the description of
Doveridge.
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Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

Comments regarding unmet need
within the national park are noted. The
District council has calculated the OAN
for the District (including the parts
which lie within the National Park)
using the standard methodology set
out in the NPPG. The District Council
has sought to accommodate this
within the Plan and has allocated
sufficient land which, combined with
contributions from development
within the National Park, existing
completions and commitments and
windfall development , will exceed the
OAN. The needs from the national park
area are therefore being met.

No Change

S2 Sustainable Development Principles

5628/302

Mr Tim Silvester
Campaign to
Protect Rural
England (CPRE)
Derbyshire
Branch

S2

REPRESENTATION
This hugely important policy is likely to be woefully ineffective. We have provided
commentary below against each clause of the policy to explain our concerns.

Meeting most development needs within or adjacent to existing communities having
regard to the defined settlement hierarchy;
It remains unclear how unmet need from Bakewell is to be addressed (see our
comments on Policy S6 below).
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;
Support.
Making efficient use of land by ensuring that the density of development is
appropriate (and informed by the surrounding environment);
The housing density assumption of 30 dpha is too low to be sustainable in most
instances. Generally a minimum net density of 45dpha is necessary to support viable
public transport and local amenities; and this also makes much more efficient use of
land. There may be exceptions in lower tier settlements where there is limited
development and no realistic prospect of additional facilities emerging.
Conserving and where possible enhancing the distinct Peak District character,
landscape and townscape, including the setting of settlements both within the plan
area and its surrounding areas including the Peak District National Park;
Not effective without the ‘placemaking framework’ we recommend (see our
comments on policies S4 and S5 above).
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;
Insufficient evidence of implementation mechanisms to supply sufficient affordable
housing.
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;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;
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The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
Support for bullet point 2 is welcomed.
Comments regarding the assumed
density of development are noted.
Within the SHELAA an assessment of
average density was undertaken. The
NPPG states that the estimation of the
development potential of each site
should be guided by the existing or
emerging plan policy including locally
determined policies on density. To
ensure compliance with the advice in
the NPPG an assessment of the
average density on all major
developments granted permission
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APPENDIX 3
Not effective due to misinterpretation of the economic aspirations stemming from
D2N2, and in light of our comments on policy S6 below. A key result of these
problems is that housebuilding in Derbyshire Dales is likely to outstrip job growth,
generating substantial increases in out-commuting to jobs elsewhere, particularly
Derby and Chesterfield. The draw for commuters of the South Yorks city region
economic growth proposals and not addressed in the plan.
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 to address any adverse effects;
Support.
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;Seeking to secure developments which provide a high
standard of amenity for all existing and future occupants of 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.
Seeking to secure high quality, locally distinctive and inclusive
design and layout in all development;
These are all laudable aims but the verbs are weak: there is no indication of the
implementation tools available to the plan and little prospect of these aims being
fulfilled.
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;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.Ensuring that development
does not have an adverse effect on the integrity of European Sites;
Support in principle but verbs are weak and little evidence of how this will be
implemented and monitored in practice.
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;
It is unclear what this means and how it will be implemented.
Ensuring that development proposals do not prejudice the development potential of
an adjacent site or larger area in a comprehensive manner;
Support.
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.
Support, but we have concerns about how realistic this is and how an increase in
biodiversity will be achieved and monitored. It appears that the Green Infrastructure
Strategy does not yet exist so there is a lack of evidence with which to implement this
clause.
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over the period 2011-2014 was
undertaken. This assessment
concluded that the average density of
28 dwellings per hectare was
appropriate for use as a benchmark
density in calculating site capacity. This
was therefore used to calculate the
initial estimated development
capacities for the allocations within
the Plan. In addition to this extensive
work was undertaken with developers
who provided further information on
the capacities for the sites which was
then used to update the capacity of
allocations where this was deemed
appropriate. The density of schemes
would be dealt with on a case by case
basis at planning application stage.
Comments regarding a ‘placemaking
framework’ to be discussed under rep
5628/303.
Affordable housing contributions will
be made through S106 agreements on
individual applications will be utilised
to ensure that sufficient affordable
housing is provided.
The economic aspirations for the
District are based on evidence
provided within the Housing and
Economic Development Needs
Assessment. They are therefore
justified and appropriate.
Support for bullet point 8 welcomed.
Comments regarding bullet point 9,10
and 11 are noted. The Plan should be
read as a whole and there are other
policies in place which deal with the
issues raised on these bullet points
including the use of resources, design
and climate change .
Bullet 15 refers to the accessibility of
services. Policy S3 provides a
settlement hierarchy and directs
development to those settlements
which are more sustainable and have
the bets accessibility to services.
Support for bullet point 16 is
welcomed.
With regard to biodiversity the Plan
should be read as a whole and policy
PD3 is in place to protect biodiversity
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and the natural environment.
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
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Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

Policy S2 sets out

No Change

REPRESENTATION
The Policy infers that development should seek to make a positive contribution
towards each of the three dimensions of sustainable development rather than strike
an appropriate balance across them all. Local authorities should assess
development proposals on their individual merits and apply the planning balance
across any associated economic, social and environmental matters. As such, it is not
correct to indicate that all development should seek to make a positive contribution
towards each of the three dimensions of sustainable development. For example, a
proposal for a major new employment opportunity may make a significant
improvement to the economic and social conditions of the area, but have a negative
impact on the environment. In such circumstances, it would be for the decision taker
to assess whether the positive impacts of the development would out-weigh any
negative elements.

"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"

S2 Sustainable Development Principles

3752/30

Richard
Crosthwaite
Gladman
Developments
Ltd

S2

SUGGESTED CHANGE TO PLAN
As such, the introductory section of Policy S2 is inconsistent with the Framework and
should be amended. Suggested wording is provided below:
All developments proposals should seek to ensure that they make a positive
contribution towards the achievement of sustainable development in the District.
When considering planning applications, the Council will apply a balanced approach
to assessing the impact of a proposal across the economic, environmental and social
dimensions of sustainability.
The spatial strategy will support this by:
If the change above is made, Policy S2 would become sufficiently permissive and
could therefore be supported by Gladman. Gladman welcomes the positive indication
within Policy S2 that most development needs will be met within or adjacent to
existing communities having regard to the defined settlement hierarchy. This
approach will allow the authority to plan positively for the sustainable development
opportunities required to meet objectively assessed needs over the plan period.
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The wording of the policy does not
make it a specific requirement that all
developments must make a positive
contribution to meeting the three
elements of sustainable development
as set out in the NPPF - by using the
phrase "should seek to ensure" it is
considered that this allows for some
flexibility about what weight to given
to the different elements of achieving
sustainable development for each
development proposal.
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

Yes

SUPPORT
Support is given to the intent and purpose of Policy S2 in its encouragement of
ensuring that development should be sustainable by reference to the criteria as set
out within the policy. In particular Brailsford Parish Council concurs with the first
bullet point to Policy S2 that looks to direct most development needs within or
adjacent to settlement boundaries and by having regard to the defined settlement
hierarchy.

Comments are noted.

No Change

S2 Sustainable Development Principles

6092/118

Emma L Thacker

S2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

Yes

SUPPORT
Our client broadly supports the draft policy which requires all development to ensure
that it makes a positive contribution towards the achievement of sustainable
development. In particular our client
supports the Council’s recognition that this will be achieved by meeting most
development needs within or adjacent to existing communities having regard to the
defined settlement hierarchy and by making efficient use of land by ensuring that the
density of development is appropriate. Our client wishes to bring to the Council’s
attention the need for the policy to be applied with an element of
flexibility to ensure that sites can be delivered, thus helping the Council meet its
identified housing needs. It is imperative that the Council satisfies itself that any sites
proposed to be allocated through the plan for residential development are
deliverable. If a site cannot be delivered this will have a direct impact on the Council’s
ability to demonstrate a five year housing land supply as required by national
planning policy. If the Council is unable to demonstrate a five year housing land
supply this may result in non plan led development. If development cannot be
delivered it will also have a direct impact on the availability of services and facilities in
towns and villages which rely on new development in order to sustain these services.
As set out previously in these representations our client’s site at Luke Lane /
Mercaston Lane (Local Plan Ref: HC2(g)) benefits from a resolution to grant outline
planning permission for up to 47 dwellings (Ref:
16/00436/OUT) and our client is currently progressing the s106 agreement. The
Council through their Officer’s Committee Report (dated 20 September 2016)
confirm that “Brailsford is a sustainable settlement where additional growth can be
accommodated and where such growth will aid the viability of local services.” The
Council has confirmed that the development proposals meet the social, economic and
environmental roles of the National Planning Policy Framework and that the
presumption in favour of development should prevail as there is no significant and
demonstrable harm from the development which cannot be mitigated against.

Comments of support for policy S2
welcomed. The points raised about the
need to apply the policy with flexibility
are noted, it is considered that as the
Plan is to be read as a whole that
collectively the Plan provides the
appropriate strategy to ensure the
delivery of sustainable development.
Policy HC1 refers to the Authorities
commitment to monitor actual and
forecast housing delivery to ensure
that a five year supply of housing is
maintained. It is acknowledged that a
resolution to grant planning
permission has recently been made
with regard to land at Luke
Lane/Mercaston Lane, Brailsford and
this site as an allocation (HC2(g))
within the Local Plan constitutes
sustainable development.

No Change.

S2 Sustainable Development Principles

2744/40

Richborough
Estates Ltd

S2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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No.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

Yes

SUPPORT
The following draft Policies are supported in terms of their positive benefits for health
and wellbeing:
S2: Sustainable Development Principles

Support for policy S2 welcomed and
noted.

No Change.

S2 Sustainable Development Principles

2745/51

Steve Buffery
Derbyshire
County Council

S2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

Yes

SUPPORT

Support for changes of wording are
welcomed.

No Change

S2 Sustainable Development Principles

5924/160

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

S2

REPRESENTATION
We agree that the Council should adhere to broad sustainability development
principles which are outlined in the policy and we support the intention of adhering to
the proposed settlement hierarchy. But these principles need to reflect the reality of
the Derbyshire Dales, to be “aspirational but realistic” (paragraph 154 NPPF) where
few communities (even those which feature strongly within the settlement hierarchy)
will have a wide range of employment opportunities, or necessarily have regular
public transport. We therefore welcome the change from ‘minimal reliance on the
private car’ to ‘reduced reliance on the private car’, as we suggested in response to
the Draft Plan. We also welcome the change from ‘Preserving the Peak District
character’ to ‘Conserving the Peak District character’. It is disappointing however that
the positive opening sentence about the Council supporting high quality development
has disappeared from the Pre-Submission draft.
SUGGESTED CHANGE TO PLAN

Whilst Policy S2 does not include in the
first sentence the following.." The
District Council will support high
quality development which protects,
conserves and enhances the built and
natural environment of the Plan Area."
the policy in the DDLPSD includes the
following as a criteria that the District
Council will need to take into account
in assessing the determination of
planning applications: "Seeking to
secure high quality, locally distinctive
and inclusive design and layout in all
development"
As such it is considered that the aim of
achieving high quality development
has not be diluted in the policy.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

In accordance with The NPPF the
Derbyshire Dales Local Plan seeks to
meet the development needs of the
area whilst ensuring that they make a
positive contribution towards the
achievement of sustainable
development. The NPPF expects Local
Plans to set out a clear strategy for
land allocation. The housing sites in
the plan are considered to be the most
suitable for development and their
allocation has been informed by the
Sustainability Appraisal and SHELAA
processes. The SHELAA document sets
out the methodology adopted for
assessing the suitability, availability
and achievability of sites. The SHELLA
document also sets out details of the
desktop review that was undertaken
to identify sites from a wide range of
sources which were assessed as part of
the SHELAA in accordance with the
guidance within the NPPG. Where
further sites were identified, The
District Council assessed their initial
suitability for development following
the methodology set out. Policy PD1
sets out the principle considerations
that will be taken into account in
presumption of sustainable
development across the Plan area. It is
considered that no changes are
required.

No Change

S2 Sustainable Development Principles

5353/168

Wagstaffe
Family Trust

4.7-4.11
S2

REPRESENTATION
There is no evidence to support a positive approach to meeting the development
needs of the District. With regard to housing there is no objective approach to identify
sustainable sites that are required to meet the OAHN. Instead the overreliance on
quarry sites is put forward as an apparently only option which is unsupported by
evidence and is unjustified. Consequently the Plan is unsound and unlikely to be
effective. The same criticism applies to that set out previously with regard to policy
S1. Paragraph 4.7 comments that it is essential that the Local Plan should make
choices about where development should be located in order to deliver sustainable
development. However, there seems little evidence of an objective and positive
approach. Instead a fresh approach based on a sound evidence base, there is an
overreliance on previous strategies and policies, many of which have either failed or
been compromised. For example, the failure of Cawdor Quarry to deliver the housing
allocated in the previous Local Plan and approved by a 15 year old planning
permission is a fundamental part of the problem behind the current housing shortfall.
Yet the lesson is ignored and even more quarries are now allocated! Similarly a
previous Local Plan policy which sought to protect the A6 corridor between Matlock
and Darley Dale has been retained in the form of proposed Policy DB10 despite having
been fatally compromised by very substantial amounts of development and without
and proper landscape assessment. On the other hand, little meaningful engagement
seems to have occurred with business and development interests promoting
alternative strategies and sites. For example, with regard to sites put forward on
behalf of our clients, during previous consultation exercises no further work has been
undertaken to check criticisms about the validity of SHLAA appraisals, despite clear
evidence of mistakes.
SUGGESTED CHANGE TO PLAN
Paragraph 4.7 comments that it is essential that the Local Plan should make choices
about where development should be located in order to deliver sustainable
development. However, there seems little evidence of an objective and positive
approach. Instead a fresh approach based on a sound evidence base, there is an
overreliance on previous strategies and policies, many of which have either failed or
been compromised. For example, the failure of Cawdor Quarry to deliver the housing
allocated in the previous Local Plan and approved by a 15 year old planning
permission is a fundamental part of the problem behind the current housing shortfall.
Yet the lesson is ignored and even more quarries are now allocated! Similarly a
previous Local Plan policy which sought to protect the A6 corridor between Matlock
and Darley Dale has been retained in the form of proposed Policy DB10 despite having
been fatally compromised by very substantial amounts of development and without
and proper landscape assessment.
On the other hand, little meaningful engagement seems to have occurred with
business and development interests promoting alternative strategies and sites. For
example, with regard to sites put forward on behalf of our clients, during previous
consultation exercises no further work has been undertaken to check criticisms about
the validity of SHLAA appraisals, despite clear evidence of mistakes.
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Yes

No

No

SUPPORT

Comments regarding the amount of
development allocated within Tansley
and concerns over the lack of
infrastructure are noted.

No Change

S2 Sustainable Development Principles

3291/462

Gerard Flanagan

S2

REPRESENTATION
The inclusion of 96 houses for Tansley is not consistent with the stated aim to
"provide modest development within the larger villages". Tansley does not have the
infrastructure to absorb so many houses. The village shop and Post Office closed
several years ago, as did the pre-school. The bus service is minimal and set to
disappear by October 2017 as Derbyshire County Council will be withdrawing the
subsidy that keeps it running. Tansley has been given an unfair housing allocation in
the Draft Plan - a decision based on land availability, not sustainability. DDDC should
have spread the allocation of houses more widely within the Plan area so that the
numbers could be more easily absorbed.
SUGGESTED CHANGE TO PLAN

In order to meet the OAN the District
Council has sought to allocate land for
housing within the most sustainable
locations. Tansley is classified as a tier
3 settlement within the settlement
hierachy and it is therefore appropiate
that a proportion of the allocated
housing development is located there.
No changes to policy S3 are therefore
recommended.
The Local Plan should be read as a
whole document and policies such as
S11 are in place to ensure that the
relevant infrastructure is in place to
accommodate new development.
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Sound
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Yes
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Yes

SUPPORT

Comments regarding developing
brownfield sites before greenfield sites
is noted. Policy S2 in the Local Plan
sets out key principles to achieving
sustainable developments within the
Plan area. Policy S1 sets out that
developments should "make efficient
and effective use of land, particularly
land which has been previously
developed…". However whilst the
NPPF encourages sustainable
development through by reusing
previously developed land, it does not
set out a preference for brownfield
development over greenfield
development. Policy S2 is set out in
accordance with the NPPF and
therefore no changes are necessary.

No Change

S2 Sustainable Development Principles

6053/432

Stephen
Piddington

S2

REPRESENTATION
This policy should guard against developers who own both green field and brownfield
sites demanding that the brownfield sites can only be developed together with green
fields.
SUGGESTED CHANGE TO PLAN
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Yes

Yes

SUPPORT
Support is given to the intent and purpose of Policy S2 in its encouragement of
ensuring that development should be sustainable by reference to the criteria as set
out within the policy. In particular Brailsford Parish Council concurs with the first
bullet point to Policy S2 that looks to direct most development needs within or
adjacent to settlement boundaries and by having regard to the defined settlement
hierarchy.

Support welcomed.

No Change

S2 Sustainable Development Principles

453/105

Michael Cannon

S2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Yes

Yes

Yes

SUPPORT
Revision noted and welcomed.

Support welcomed.

No Change.

S2 Sustainable Development Principles

5687/196

Rosamund
Worrall
Historic England

S2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant
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Yes

No

Yes

SUPPORT

Comments regarding the assumed
density of development are noted.
Within the SHELAA an assessment of
average density was undertaken. The
NPPG states that the estimation of the
development potential of each site
should be guided by the existing or
emerging plan policy including locally
determined policies on density. To
ensure compliance with the advice in
the NPPG an assessment of the
average density on all major
developments granted permission
over the period 2011-2014 was
undertaken. This assessment
concluded that the average density of
28 dwellings per hectare was
appropriate for use as a benchmark
density in calculating site capacity. This
was therefore used to calculate the
initial estimated development
capacities for the allocations within
the Plan. In addition to this extensive
work was undertaken with developers
who provided further information on
the capacities for the sites which was
then used to update the capacity of
allocations where this was deemed
appropriate. The density of schemes
would be dealt with on a case by case
basis at planning application stage.

No Change

S2 Sustainable Development Principles

5654/143

David Wieberg

S2

REPRESENTATION
The plan contains a number of assumptions which clearly conflict with stated policy
clauses, clauses which are also at times difficult to reconcile with one another and
occasionally downright contradictory. The plan is therefore ‘unsound’ by what I
understand to be the definition of that term.
In the interests of brevity I will focus on Policy S2.
‘Making efficient use of land by ensuring the density of development is appropriate
(and informed by the surrounding environment)’ is laudable, but impossible, given the
assumed density (30 dpha). Efficient use of land involves a far higher density, perhaps
50% higher, and ideally would include a higher proportion of smaller ‘affordable’ or
reasonably priced rental units. More high density housing would defeat the object of
‘conserving and where possible enhancing the distinct Peak District character,
landscape and townscape’.
On the other hand, not increasing the proportion of higher density, ‘affordable’ units
cannot be economical or efficient. The low density assumed by the plan would not
make additional public transport (in particular) a viable proposition nor would it be
sufficient to generate development of additional local services and facilities,
It is therefore inconsistent both with economic efficiency, or ‘supporting the local
economy and businesses [etc.]’ and with ‘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’.
With the low density assumed few or no new business or employment opportunities
will arise because there will not be a market of sufficient size. The consequence will
be that only the relatively affluent will buy whatever houses are built, they will not
find employment locally (where could they?) and will perforce commute, most likely
to Chesterfield/Sheffield or Derby/Nottingham.
In the real world, of course, the housing market is such that relatively few of these
hundreds of houses will ever get beyond the planning stage. Thus the local planning
process appears to have become little more than a farce, and would be amusing if it
weren’t costing time and money much better spent elsewhere.
SUGGESTED CHANGE TO PLAN
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With regard to providing a sufficient
market for employment opportunities
The District council considered a
higher housing target which would
boost economic development however
on consulting with members of the
public (within the issues and options
consultation Nov 2015) this was the
least popular option and therefore was
not taken forward.
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S2 and S3

Yes

No

Yes

SUPPORT

Policy S2 seeks to reduce the reliance
on the car as a means of transport and
as such it essentially recognises that
access to services will not be possible
in all circumstances by public transport
however those locations with better
public transport links and good access
to services and facilities as identified
within the settlement hierarchy should
be locations where preference is given
to new development. Policies
elsewhere within the plan seek to
ensure that where new development
does come forward that it does not
have an adverse impact upon the
character and appearance of the
locality.

No Change

S3 Settlement Hierarchy

6080/100

W K Marshall
The Shirley
Children's Trust

REPRESENTATION
It is important that housing is delivered within the settlement in which the need arises
otherwise the cohesiveness of the community can become damaged. New housing
will also allow movement into the village which can help to sustain and enhance
village community.
S2
Object – Over dependence in this plan on the need to be near public
transport will further damage the many rural settlements that are not on the network
who have already be deprived of development for many years. In addition it puts
excessive pressure on other sensitive settlements such as Brailsford which will double
in size over the plan period. No settlement should be seen as “sacrificial” either
because it is on the public transport network or because it is not.
S3
Object – Fifth Tier villages, are substantial settlements in their own right, and
all contain a pub, school, or shop (or all three). Restricting development to “infill and
consolidation” will prevent these villages from growing whilst risking damaging them
by allowing the open spaces within them, to be developed thus ruining their
character.
SUGGESTED CHANGE TO PLAN
S3 must provide for development of land adjoining these villages, but crucially with
sympathetic and high quality design.
Rural site allocations should be detailed for 5 dwellings or more, otherwise housing
for rural settlement growth will not be delivered. Depending on windfall sites, in fill
and rural exception sites will not deliver the houses required for the rural area.
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Evidence from the settlement
hierarchy indicates that fifth tier
settlements have limited facilities and
are inherently less suited to
accommodating new sustainable
development than those in the higher
order settlements and in these
locations development opportunities
are likely to be limited and any of a
larger scale may well have an adverse
impact upon the character and
appearance of those locations.
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4.15

Yes

No

No

SUPPORT

Comments regarding the amount of
development allocated within Tansley
and concerns over the lack of
instrastructure are noted.

No Change

S3 Settlement Hierarchy

3291/725

Jane Flanagan

REPRESENTATION
The inclusion of 96 houses for Tansley is not consistent with the stated aim to
"provide modest development within the larger villages". Tansley does not have the
infrastructure to absorb so many houses. The village shop and Post Office closed
several years ago, as did the pre-school. The bus service is minimal and set to
disappear by October 2017 as Derbyshire County Council will be withdrawing the
subsidy that keeps it running. Tansley has been given an unfair housing allocation in
the Draft Plan - a decision based on land availability, not sustainability. DDDC should
have spread the allocation of houses more widely within the Plan area so that the
numbers could be more easily absorbed.
SUGGESTED CHANGE TO PLAN

In order to meet the OAN the District
Council has sought to allocate land for
housing within the most sustainable
locations. Tansley is classified as a tier
3 settlement within the settlement
hierachy and it is therefore appropiate
that a proportion of the allocated
housing development is located there.
No changes to policy S3 are therefore
recommended.
The Local Plan should be read as a
whole document and policies such as
S11 are in place to ensure that the
relevant infrastructure is in place to
accommodate new development.
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4.19

Yes

Yes

Yes

SUPPORT
Support is given to the principles outlined within paragraph 4.19 and particularly to
the last sentence As such the scale of new development in any of these villages will
generally be relative to their current size and infrastructure. This is statement is a
perfectly reasonable approach to adopt to control the extent to which each
settlement should grow relative to its size and range of facilities. Although paragraph
4.19 is directly related to Policy S3 its application must also apply to the way in which
the distribution of new housing development in Policy HC1 is applied

Support for paragraph 4.19 is
welcomed. Comments regarding the
relation of this paragraph to the
distribution of new housing
development are noted. The Plan
should be read as a whole. The spatial
strategy sets out the broad approach
to the distribution of development
across the District with the section on
healthy and sustainable communities
setting out how the housing needs will
be met in detail ensuring that
communities are sustainable and have
appropriate access to services,
facilities and community
infrastructure.

No Change

S3 Settlement Hierarchy

453/96

Michael Cannon

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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4.19

Yes

Yes

Yes

SUPPORT
Support is given to the principles outlined within paragraph 4.19 and particularly to
the last sentence As such the scale of new development in any of these villages will
generally be relative to their current size and infrastructure. This is statement is a
perfectly reasonable approach to adopt to control the extent to which each
settlement should grow relative to its size and range of facilities. Although paragraph
4.19 is directly related to Policy S3 its application must also apply to the way in which
the distribution of new housing development in Policy HC1 is applied

Support for paragraph 4.19 is
welcomed. Comments regarding the
relation of this paragraph to the
distribution of new housing
development are noted. The Plan
should be read as a whole. The spatial
strategy sets out the broad approach
to the distribution of development
across the District with the section on
healthy and sustainable communities
setting out how the housing needs will
be met in detail ensuring that
communities are sustainable and have
appropriate access to services,
facilities and community
infrastructure.

No Change

S3 Settlement Hierarchy

6092/109

Emma L Thacker

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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4.21

Yes

No

Yes

SUPPORT

Comments relating to develeopment
on the edge of the identified infill and
consolidation villages are noted. Policy
S3 which identified villages for infill
and consolidation reflects the
outcomes of the Settlement Hierarchy
Assessment which forms part of the
evidence base. The settlement
hierarchy assessed social and
economic indicators to group together
settlements with similar characteristics
to determine their role and function.

No Change.

S3 Settlement Hierarchy

6190/755

Alvin Stuart
Baker

REPRESENTATION
In the category "Infill and Consolidation Villages" a phrase has been added since the
initial draft plan of April 2016. The phrase added is "....development...and in
appropriate circumstances, on the edge of the village" This is in complete
contradiction to the categorisation of "Infill and Consolidation Villages" and leaves the
whole category wide-open to interpretation of "appropriate". It will lead to devisive
planning applications which will be expensive for the council to defend. This "catchall" addition with the vague use of the word "appropriate" must be removed, or a
precise definition of "appropriate" must be included.
SUGGESTED CHANGE TO PLAN
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 new infill development within the village should help to safeguard
their vitality
at least in the short to medium term.

Within this assessment a fifth tier of
settlements was identified in order to
distinguish them from the wider
countryside and allow the
consideration of small scale
development to help to sustain local
facilities without compromising the
character of the settlements. Some
small scale development will
contribute to maintaining the vitality
of existing services at least in the short
to medium term.
It is therefore deemed appropriate for
paragraph 4.21 to allow infill and
consolidation in theses villages and
where appropiate for this to be
located on the edge of the village,
accordingly no change to policy S3 is
recommended. Each planning
application would be decided on its
merits and a balanced decision made.
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S3

Yes

No

No

SUPPORT

Comments relating to the
overdevelopment of Matlock,
Ashbourne, Wirksworth & Darley Dale
are noted. Policy S3 reflects the
outcomes of the Settlement Hierarchy
Assessment which forms part of the
evidence base. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development and
could therefore be the subject of site
specific allocations for residential
development in order to direct new
development towards the most
sustainable locations. This assessment
included consideration of a number of
social and economic factors including
employment opportunities and
provision of services. Based on an
assessment of these factors it is
deemed wholly appropriate that the
majority of development be directed
to the most sustainable locations of
the market towns and the local service
centre of Darley Dale.

No Change

S3 Settlement Hierarchy

6160/629

JANE MOUNSEY

REPRESENTATION
Under SETTLEMENT HIERARCHY POLICY S3 states that "Proposals for new
development will be directed towards the most sustainable locations in accordance
with the following settlement hierarchy - Matlock, Ashbourne, Wirksworth and Darley
Dale" - ie. development is to be concentrated in the most geographically constrained,
densely populated and congested area of the Derbyshire Dales.
In addition "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". Yet this is exactly where development
SHOULD be most carefully considered!
The Plan is unsound precisely because it concentrates development along the narrow,
congested Matlock/A6 corridor and fails to take into account the lack of job
opportunities (which may explain the current under occupancy of newly constructed
low cost housing)
It also fails to comply with the Duty to Co-operate with neighbouring authorities in
the consideration of a suitable alternative site, in the south of the region, where
access to major centres of employment in Derby and Nottingham would favour the
construction of a large scale Garden Village incorporating new schools, local shops
and medical centres. This would obviate the need to put increased pressure on
existing school and medical facilities involved in multiple small scale development.
The existing concentration of almost half the total population of the District in
Matlock, Wirksworth and Ashbourne, while vast tracts remain under or even
unpopulated, suggests that the Plan is neither positively prepared nor justifiable. The
fact that, in the face of determined local opposition, several sites have already been
withdrawn means that the objective of 6440 new dwellings is unattainable without
recourse of a major re-think - ie the Plan is not effective.
SUGGESTED CHANGE TO PLAN
The Local Plan should abandon its concentration on already over developed sites and
focus attention on large scale construction in the south of the District by means of a
Garden village.

142

With regard to a new garden village
the District Council has undertaken
extensive call for sites procedures and
within these no site of sufficient size
has been put forward. The site
proposed by Darley Dale Town Council
was not within the Derbyshire Dales
District.
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S3

Yes

No

Yes

SUPPORT

Comments relating to the structure of
the settlement hierarchy are noted.
Policy S3: Settlement Hierarchy sets
out a clear strategy for the level of
development accepted in principle in
each level of settlement. All
settlements within the District have
been assessed in terms of their key
economic and social characteristics
using a standard methodology in
accordance with the NPPF. Such
factors are important for identifying
their function and ability to address
the District's future development
needs. The detailed assessment
evidence is set out in the Derbyshire
Dales Settlement Hierarchy paper.

No Change

S3 Settlement Hierarchy

3298/380

Cllr Mrs Susan
Dews
Doveridge
Parish Council

REPRESENTATION
In Policy S3 Doveridge is described as a third tier settlement – an accessible
settlement with limited facilities. I feel that Doveridge ranks lower than this as it has
extremely limited facilities and services.
I question your wording ‘improved local employment’ and wonder how you justify
this comment.
SUGGESTED CHANGE TO PLAN
Remove Doveridge from the third tier settlement category and place it is the fourth
tier.

Doveridge has been assessed as a third
tier settlement in the hierarchy accessible settlements with limited
facilities. The settlement has been
ranked as one of the most sustainable
villages in rural areas, which generally
have a good local social infrastructure,
some local employment opportunities
and good accessibility to the towns
and larger settlements. Tiers 1,2 and 3
are where the majority of new
development will be located given
they have been assessed as the most
sustainable settlements.
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S3

Yes

No

Yes

SUPPORT

Comments relating to the structure of
the settlement hierarchy are noted.
Policy S3: Settlement Hierarchy sets
out a clear strategy for the level of
development accepted in principle in
each level of settlement. All
settlements within the District have
been assessed in terms of their key
economic and social characteristics
using a standard methodology in
accordance with the NPPF. Such
factors are important for identifying
their function and ability to address
the Districts future development
needs. The detailed assessment
evidence is set out in the Derbyshire
Dales Settlement Hierarchy paper.

No Change

S3 Settlement Hierarchy

2164/364

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

REPRESENTATION
There is an over-complicated and ill-considered approach to settlement hierarchy.
The settlement hierarchy is fundamentally flawed. The Council is adopting the same
discredited approach which was criticised by the Local Plan Inspector at the Local Plan
inquiry which preceded the adoption of the 2005 Local Plan and resulted in the
Council having to abandon its approach to settlement classification with serious
adverse consequences for the many villages in the District which have consequently
been starved of development over the last 11 years. The Council should learn from
that experience and avoid the same outcome.
The exclusion of Bonsall from settlements with a settlement boundary is illogical.
Quite clearly a hierarchy which places Bonsall in a lower category than Sudbury
cannot be sound.
Bonsall is one of only two villages with a population of more than 450 which is not
identified as an "accessible settlement." Carsington/Hopton and Kirk Ireton also
deserve settlement boundaries.
Notwithstanding the above, the final paragraph of the policy is strongly supported in
offering some opportunity for much needed development in settlements which fall
outside the first 3 tiers.
SUGGESTED CHANGE TO PLAN
A more simplified settlement hierarchy is needed with a much more carefully
considered approach to identifying which villages deserve which status.
The answer is to combine the first and second tiers, and the third and most if not all
of the fourth tiers to create just two groups
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The approach taken in the Local Plan is
different to that in the adopted Local
Plan, and allows much more flexibility
for development to come forward,
especially in the lower tier settlements
as a means of sustaining those
settlements.
Bonsall has been assessed as fourth
tier settlement in the hierarchy,
accessible settlements with minimal
facilities. Whilst it is recognised that in
these villages there is a need to meet
local needs for housing and other
ecomonomic and community purposes
these villages generally have a limited
range of services and facilities and it is
often necessary for local residents to
travel outside the village for most of
their daily needs. The main aim of the
policy is to allow for larger
developments in the first three tiers
and allow for smaller scale
developments considered to be infill
and consolidation in the fourth and
fifth tiers which is well related to the
existing pattern of development and
surrounding land uses. The use of
settlement boundaries in the smaller
settlements would be too restrictive
for small scale developments to take
place and not inaccordance with the

Chapter 4 Page 36

APPENDIX 3
NPPF. No changes are necessary.
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S3

Yes

No

Yes

SUPPORT

Concerns relating to the scale of
potential development within Shirley
are noted. Policy S3 identifies Shirley
as a fifth tier and it is therefore
distinguished from the wider
countryside. This allows the
consideration of small scale
development to help to sustain local
facilities without compromising the
character of the settlement. Shirley is
therefore not allocated any
development within the Local Plan and
development would come forward
through planning applications.
Planning applications cannot be
predicted and could therefore come
forward at any time and place.
Planning applications will be decided
on a case by case basis and decisions
will take into account the scale of
development compared to the village
in which they would be situated. No
changes to policy S3 are therefore
recommended.

No Change

S3 Settlement Hierarchy

5784/736

Joe Johnson
Retired

REPRESENTATION
I consider it unsound because under Policy S3, I am concerned at the possibility of
Approval for more than one small housing development in/around Shirley under the
terms of this Draft. Furthermore, my concerns would increase if Shirley was ever
designated a Neighbourhood Area with a Neighbourhood Development Plan which
seems to permit Approval for housing development/s without the need for Planning
Permission?
SUGGESTED CHANGE TO PLAN
It could be sounder if, taking into account my comments under Q6 above, the
requirements for Approval/Planning Permission were totally unambiguous; clearly
cross referenced to all relevant parts of the Draft; and more specific in terms of the
maximum number of houses/developments that may be permitted during the "life" of
this Plan.

It is noted that nieghbourhood areas
and plans are mentioned in relation to
Shirley. Shirley has been designated as
a neighbourhood area and when a
Neighbourhood Plan is submitted this
will be subject to an independent
examination in due course. The
Neighbourhood plan should be
prepared in conformity with the Local
Plan.
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S3

No

No

No

SUPPORT
No comment

Comments relating to the
overdevelopment of Matlock,
Ashbourne, Wirksworth & Darley Dale
are noted. Policy S3 reflects the
outcomes of the Settlement Hierarchy
Assessment which forms part of the
evidence base. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development and
could therefore be the subject of site
specific allocations for residential
development in order to direct new
development towards the most
sustainable locations. This assessment
included consideration of a number of
social and economic factors including
employment opportunities and
provision of services. Based on an
assessment of these factors it is
deemed wholly appropriate that the
majority of development be directed
to the most sustainable locations of
the market towns and the local service
centre of Darley Dale.

No Change

S3 Settlement Hierarchy

6103/570

Rachael Walker

REPRESENTATION
POLICY S3: SETTLEMENT HIERARCHY states: “Proposals for new
development will be directed towards the most sustainable locations in
accordance with the following settlement hierarchy – Matlock, Ashbourne,
Wirksworth and Darley Dale”
The locations above have significant and growing problems with existing overdevelopment as set out below.
It then goes on to make a statement about "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.”
However the unsustainable pressures of over development and increased promotion
of the Derbyshire Dales in addition to the Peak District, particularly on the A6
corridor, would suggest that this is precisely where development should take place.
There are areas in the south of the county ideally suited to creating a new "garden
Village" with all its inbuilt facilities as opposed to the current proposal to develop a
patchwork of pocket developments all adding to their individual pre existing pressures
on local services and resources. As this has not been seriously considered the Plan is
not "fit for purpose".
At no stage has the Council engaged seriously and proactively with neighbouring
councils to attempt to locate a suitable site for a Garden Village, it is therefore not
compliant with its “duty to cooperate”.
It has not been “positively prepared” because it actively avoids addressing the most
appropriate strategy and is therefore not “justified”.
The Plan is “not sound” because it concentrates development in the Matlock/A6
corridor which as previously stated is already over-developed and this add further
pressure to the existing infrastructure which is already stretched to its limit. There are
considerable geographical constraints in the narrow Derwent Valley and traffic is
already compressed at various points resulting in severe and growing traffic
congestion which will only further deter commuters and tourist from the area.
There are also insufficient employment prospects in the area whereas in the south of
the county there are large companies actively seeking growth and also easy
commuting to the Nottingham area where there are also more opportunities for
employment.
Matlock, Wirksworth, Ashbourne and Darley Dale are already home to nearly 50% of
the population of the district which for such a small area is disproportionate when
you look at the large under populated parts of the rest of the district.
It is apparent from the struggle in finding barely enough "development" sites to
satisfy the target of 6,400 houses that the target will not be fulfilled at the conclusion
of the process. The Plan is therefore “not effective”.
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With regard to a new garden village
the District Council has undertaken
extensive call for sites procedures and
within these no site of sufficient size
has been put forward. The site
proposed by Darley Dale Town Council
was not within the Derbyshire Dales
District.
No change is therefore recommended
to the housing allocations within the
Local Plan.
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SUGGESTED CHANGE TO PLAN
The Local Plan should be sent back for revision with an instruction to seriously and
aggressively explore the option of a Garden Village in the south of the District.
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Legal
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Sound

Compliant
with Duty to
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Representation

Officer Comment

Recommendation

4.21

Yes

No

Yes

SUPPORT

The wording 'appropriate
circumstances' in paragraph 4.21 was
inserted to encourage proposals for
development in the smaller
settlements to be assessed against the
principles of the Plan as a whole.
Planning applications are to be
assessed individually on a site by site
basis. There may be some instances
whereby the circumstances may not
be appropriate for development.
Policy S3: Settlement Hierarchy sets
out a clear strategy for the level of
development accepted in principle in
each level of settlement. The Policy
states that within the fifth tier of
settlements 'there could be scope for
very limited development within the
physical confines of the settlement
wher this limited to infill and
consolidation of the existing built
framework or wher there are
opportunities for the redevelopment
of brownfield sites which will result in
a positive environment.' This wording
used in the policy is supported by
paragragh 4.21. Therefore it is
considered that no changes are
necessary.

No Change

S3 Settlement Hierarchy

6231/337

Mr Brian Powell

REPRESENTATION
Reference to point 4.21
Having reviewed all the possible development site proposals (e.g. site reference:
SHLAA159) for Shirley, an ‘infill and consolidation village’, I am intrigued to find out
what classifies as ‘appropriate circumstances’. Three sites were offered by local
landowners in DDDC's "Call for Sites" initiative 2015. All of the three proposed
developments were subsequently rejected and deemed to be ‘Undevelopable
constrained’ less than one year ago, having failed to meet the majority of the key
criteria required for approval. All of the proposed developments were on the edge of
Shirley village in ‘open countryside’. My concern is, that an introduction of an
‘appropriate circumstances’ judgement will mitigate the key criteria currently
required for possible future development, e.g. Landscape, services and facilities,
Highway Infrastructure, etc. Landscape, in particular, was a key criteria that failed for
the proposed developments. I fear that it will be criteria such as this that will be
overlooked to justify ‘appropriate circumstances’.
A further concern is how an ambiguous term such as ‘appropriate’ can be applied
with a level of consistency across these 10 ‘infill’ villages. What is appropriate to one
person can be very different to another and only by following previously set out clear
criteria(s) can we ensure a fair and consistent approach can be taken on all planned
future developments.
Clearly I oppose the introduction of this term and would like the paragraph to be
reverted back to the April 2016 draft version. In my opinion, the original April draft
plan was sufficient in determining and recognising all the factors that needed to be
considered for development.
SUGGESTED CHANGE TO PLAN
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 new infill development within the village
should help to safeguard their vitality at least in the short to medium term.
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Recommendation

4 - The Spatial
Strategy

No

No

No

SUPPORT

Comments related to the placement of
Tansley within the settlement
hierarchy are noted. Policy S3 reflects
the outcomes of the Settlement
Hierarchy Assessment which forms
part of the evidence base. The
settlement hierarchy assessed social
and economic indicators to identify
those settlements which could best
accommodate major development and
could therefore be the subject of site
specific allocations for residential
development in order to direct new
development towards the most
sustainable locations.

No Change.

S3 Settlement Hierarchy

949/741

Stephen Priest

REPRESENTATION
Tansley is listed as a settlement with limited facilities - it clearly falls into the lower
category of a settlement with minimal facilities. How can you compare Tansley with
Cromford or Matlock Bath? At least they have a shop!
The development proposed for Tansley is out of scale with the existing settlement. It
has little regard for the existing boundaries of settlement and encroaches upon the
countryside which makes Tansley a distinct village. It is encouraging urban sprawl.
SUGGESTED CHANGE TO PLAN

This assessment included
consideration of a number of social
and economical factors including
employment opportunities and
provision of services. Based on an
assessment of these factors it is
deemed wholly appropiate that
Tansley is classified as a tier 3 village.
No change to policy S3 is therefore
recommended.
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Compliant
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Compliant
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S3

Yes

No

No

SUPPORT

Comments relating to the
development strategy are noted.
Allocations have been concentrated
within the first tier towns and local
centres based on policy S3 which
reflects the outcomes of the
Settlement Hierarchy Assessment
avaiable
at:http://www.derbyshiredales.gov.uk
/images/documents/S/Report_Sett_Hc
hy_Rev_8.pdf. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development and
could therefore be the subject of site
specific allocations for residential
development in order to direct new
development towards the most
sustainable locations. This assessment
included consideration of a number of
social and economic factors including
employment opportunities and
provision of services. Based on an
assessment of these factors it is
deemed wholly appropriate that the
majority of development be directed
to the most sustainable locations of
the market towns and the local service
centre of Darley Dale.

No Change

S3 Settlement Hierarchy

6266/597

Alexander
Nicolson Burd

REPRESENTATION
By concentrating development largely on the First Tier Towns and Local Service
Centre the Local plan rules out a fuller consideration of a new Garden Village in the
Southern part of the region. Such a development could provide many more job
opportunities together with space to develop.
SUGGESTED CHANGE TO PLAN
The Local Plan should allow time for such a site to be located.

With regard to a new garden village
the District Council has undertaken
extensive call for sites procedures and
within these no site of sufficient size
has been put forward. The site
proposed by Darley Dale Town Council
was not within the Derbyshire Dales
District.
No change is therefore recommended
to the housing allocations within the
Local Plan.
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Compliant

Sound

Compliant
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S3

Yes

No

Yes

SUPPORT

Comments with regards to the position
of Kirk Ireton in the settlement
hierarchy are noted. Policy S3:
Settlement Hierarchy sets out a clear
strategy for the level of development
accepted in principle in each level of
settlement. All settlements within the
District have been assessed in terms of
their key economic and social
characteristics using a standard
methodology in accordance with the
NPPF. Such factors are important for
identifying their function and ability to
address the Districts future
development needs. The detailed
assessment evidence is set out in the
Derbyshire Dales Settlement Hierarchy
paper.

No Change

S3 Settlement Hierarchy

3114/344

Neville Taylor

REPRESENTATION
Disturbed to learn that the “Settlement/Boundary Line” had been removed from the
latest plan for several of the small villages, including Kirk Ireton. This I feel is a most
retrograde step and as such feel that these Settlement/Boundary Lines should be
included in the latest Pre-Submission Draft Plan as they were in the 2012 plan. I trust
that you will see fit to make this amendment to the latest 2016 plan.
SUGGESTED CHANGE TO PLAN
Settlement/Boundary Lines should be included in the latest Pre-Submission Draft Plan
as they were in the 2012 plan. I trust that you will see fit to make this amendment to
the latest 2016 plan.

Kirk Ireton has been assessed as a
fourth tier settlement in the hierarchy,
accessible settlements with minimal
facilities. Whilst it is recognised that in
these villages there is a need to meet
local needs for housing and other
ecomonomic and community purposes
these villages generally have a limited
range of services and facilities and it is
often necessary for local residents to
travel outside the village for most of
their daily needs. The main aim of the
policy is to allow for larger
developments in the first three tiers
and for smaller scale development
which is well related to the existing
pattern of development and
surrounding land uses in the fourth
and fifth tiers . The use of settlement
boundaries in the smaller settlements
would be too restrictive for small scale
developments to take place and not
inaccordance with the NPPF. No
changes are necessary.
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S3

Yes

Yes

Yes

SUPPORT

Support for policy S3 welcomed and
noted.

No Change.

S3 Settlement Hierarchy

1396/528

Neil Beards
Tarmac Trading
Limited

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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S3

Yes

No

Yes

SUPPORT

All settlements within the District have
been assessed in terms of their key
economic and social characteristics
using a standard methodology in
accordance with the NPPF. Such
factors are important for identifying
their function and ability to address
the Districts future development
needs. The detailed assessment
evidence is set out in the Derbyshire
Dales Settlement Hierarchy paper.
Proposals for new development will be
directed towards the most sustainable
locations in accordance with the
settlement hierarchy. Bonsall has been
assessed as fourth tier settlement in
the hierarchy, accessible settlements
with Minimal facilities. Whilst it is
recognised that in these villages there
is a need to meet local needs for
housing and other economic and
community purposes these villages
generally have limited range of
services and facilities and it is often
necessary for local residents to travel
outside the village for most of their
daily needs. Development on a large
scale would be unsustainable in
Bonsall as this would generate a
disproportionate number of additional
journeys outside the village. The
scoring assessment for Bonsall is set
out on page 21 of the Derbyshire Dales
Settlement Hierarchy Paper
(http://www.derbyshiredales.gov.uk/i
mages/documents/S/Report_Sett_Hch
y_Rev_8.pdf)

No Change

S3 Settlement Hierarchy

2164/527

Mr and Mrs M
Nutting
Chestnut Farm

REPRESENTATION
Object to the exclusion of Bonsall from settlements with a settlement boundary.
Quite clearly a hierarchy which places Bonsall in a lower category than Sudbury
cannot be sound.
Bonsall is one of only two villages with a population of more than 450 which is not
identified as an "accessible settlement."
SUGGESTED CHANGE TO PLAN
Identify Bonsall as an "accessible settlement" with a settlement boundary that
includes Chestnut Farm, Uppertown, Bonsall
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S3

Yes

Yes

Yes

SUPPORT
Wirksworth, is one of the most sustainable settlements in the District and we support
the Councils decision to make provision for an additional housing allocation at Middle
Peak Quarry. This will establish a platform against which the Council should consider
extending the allocation, through a review and roll forward of the Local Plan for
additional development in the longer term. Main Service Village in the emerging Local
Plan that should be a main focus for housing growth, with the village centre noted for
its shopping experience. The Council's evidence base also notes that Wirksworth
contains facilities and services, employment within and on the edge, health facilities,
schools and a railway station. Main service villages are noted as being one of the most
sustainable locations in terms of the level of essential community facilities and
services. The Council should be encouraging and facilitating further development
here, considering this necessary to provide a better balanced settlement.

Comments noted and support
welcomed.

No Change

S3 Settlement Hierarchy

1396/526

Neil Beards
Tarmac Trading
Limited

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
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Officer Comment
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S3

Yes

No

Yes

SUPPORT

All settlements within the District have
been assessed in terms of their key
economic and social characteristics
using a standard methodology in
accordance with the NPPF. Such
factors are important for identifying
their function and ability to address
the Districts future development
needs. The detailed assessment
evidence is set out in the Derbyshire
Dales Settlement Hierarchy paper.
Proposals for new development will be
directed towards the most sustainable
locations in accordance with the
settlement hierarchy. Bonsall has been
assessed as fourth tier settlement in
the hierarchy, accessible settlements
with Minimal facilities. Whilst it is
recognised that in these villages there
is a need to meet local needs for
housing and other economic and
community purposes these villages
generally have a limited range of
services and facilities and it is often
necessary for local residents to travel
outside the village for most of their
daily needs. Development on a large
scale would be unsustainable in
Bonsall as this would generate a
disproportionate number of additional
journeys outside the village. The
scoring assessment for Bonsall is set
out on page 21 of the Derbyshire Dales
Settlement Hierarchy Paper
(http://www.derbyshiredales.gov.uk/i
mages/documents/S/Report_Sett_Hch
y_Rev_8.pdf)

No Change

S3 Settlement Hierarchy

5366/534

A Clements
The Cascades,

REPRESENTATION
Object to the exclusion of Bonsall from settlements with a settlement boundary.
Quite clearly a hierarchy which places Bonsall in a lower category than Sudbury and
Darley Bridge cannot be sound. Bonsall is one of only two villages with a population
of more than 450 which is not identified as an "accessible settlement."
SUGGESTED CHANGE TO PLAN
Bonsall should have a settlement boundary which includes the property known as The
Cascades, at Clatterway.
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Legal
Compliant

Sound
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S3

Yes

No

No

SUPPORT

Comments relating to the
overdevelopment of Matlock,
Ashbourne, Wirksworth & Darley Dale
and the associated effects on
infrastructure are noted. Policy S3
reflects the outcomes of the
Settlement Hierarchy Assessment
which forms part of the evidence base.
The settlement hierarchy assessed
social and economic indicators to
identify those settlements which could
best accommodate major
development and could therefore be
the subject of site specific allocations
for residential development in order to
direct new development towards the
most sustainable locations. This
assessment included consideration of
a number of social and economic
factors including employment
opportunities and provision of
services. Based on an assessment of
these factors it is deemed wholly
appropriate that the majority of
development be directed to the most
sustainable locations of the market
towns and the local service centre of
Darley Dale. Policy S11 is in place to
ensure that infrastructure is in place at
the right time to meet the needs of the
District and to support the
development strategy. Chapter seven
aims to strengthen the economy with
policies seeking to maintain key
employment sites and allocate a
further 15 hectares of employment
land across the District.

No Change

S3 Settlement Hierarchy

6195/592

Doreen Burd

REPRESENTATION
SETTLEMENT HIERARCHY
POSITIVELY PREPARED, JUSTIFIED OR EFFECTIVE: NO
- Sites for development have been concentrated on First and Second Tier towns
which are no longer sustainable. These towns are disproportionately crowded
compared with other areas in the District.
- Matlock, Darley Dale and the A6 corridor are already overpopulated and congested
due to the restrictions of the geography of the Derwent valley.
- Schools, Medical Facilities and road network are already pushed to the limit. The
local plan does not include detail or reassurances about meeting future infrastructure
requirements.
- The plan seems to lack any regard to the specific, localised impact on individual
towns.
- There is not enough employment available in this area. It will mean increased traffic
passing through on the local roads which have already reached their limits,
- The Plan does not seem the most appropriate when alternatives are considered :
- The DDD council have accepted the OAN target of 6440 houses (only 400 have been
promised by the PDNP authority).and are trying to accommodate all these in the 50%
Derbyshire Dales area which is outside the Peak National Park.
- This disproportionate number of houses required means it is unlikely the target will
be achieved.
- The Council have chosen several greenfield sites over available brownfield sites,
leaving the latter as “windfall” sites for the future.
- Those brownfield sites which have been included , such as the Quarries have not
been pushed to achieve maximum housing density such as building highrise
accommodation.
- The Whitworth proposal has not been accepted.
- The Darley Dale Town Council, in 2015, proposed the alternative of a New Garden
Village in the South of the district. This would have good transport links with
neighbouring towns with greater employment prospects and would relieve pressure
on local roads around the A6 corridor.The Council seem to have summarily dismissed
this idea without adequate consideration.
FAILURE TO CO_OPERATE:
- The Derbyshire Dales Housing & Economic Development Needs Assessment (GL
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Comments regarding the OAN are
noted. The District council has
calculated the OAN for the District
using the standard methodology set
out in the NPPG.The NPPF is clear in
it’s requirement for Local Planning
Authorities to make every effort to
meet their objectively assessed
housing need unless any adverse
impacts of doing so would significantly
and demonstrably outweigh the
benefits.
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Hearn) have identified an OAN for 227 homes per annum within the Plan Area, and 95
homes per annum within the parts of the District which fall within the National Park.
(= 4540 in the District and 1900 in the Peak Park over 20 years.)Why are the DDD
Council and the PDNP authority not worked together for this target by co-operating?
- Nor does the Council appear to have worked effectively with its neighbours to
explore the possibility of the New Garden Village.
CONSISTENT WITH NATIONAL POLICY: NO
The NPPF states that the planning system should “encourage the effective use of
land by using brownfield land whereas the plan includes too many sites which are
greenfield instead of promoting brownfields before greenfields.
SUGGESTED CHANGE TO PLAN
The Plan should be reviewed to:
- Seriously consider the new Garden Village concept. The Council should engage more
fully with neighbouring councils to locate a suitable site and by so doing also
demonstate its “Duty To Co-operate”'
This would greatly reduce the pressure on greenfield sites.
- Reduce the number of houses required, in proportion to the area of the District
outside the National Park. This will require a change in the government's required
OAN target or at very least formally accepting the Derbyshire Dales Housing and
Economic Development Needs Assessment of approx 2000 houses being provided in
the Park.
- Reconsider the currently excluded brownfield sites for inclusion rather than as
“windfall“ sites.
- Increase the density of housing on brownfield sites
- Seriously consider the new Garden Village concept. Engage more fully with
neighbouring councils to locate a suitable site and so by demonstrate its “Duty To Cooperate”' This would greatly reduce the pressure on greenfield sites.
- THE NORMANHURST SITE (HC2(k)) SHOULD BE REMOVED AS A DEVELOPMENT SITE
AND INSTEAD BE INCLUDED IN THE PROTECTED AREA UNDER POLICY PD10

The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
Comments regarding Brownfield land
are noted. The District council has
allocated a significant amount of
Brownfield land within the Local Plan.
All sites allocated must be available,
achievable and suitable and as some of
the Brownfield land submitted to the
District Council did not meet this
criteria it could not be allocated within
the plan. The District Council must
demonstrate that land is deliverable
and therefore all land owners whose
land was allocated were contacted,
where inusffiecent evidence was
provided sites were removed from the
allocations. Within the extensive
assessment process of land for
allocation within the SHELAA the site
at the Whitworth was deemed
environmentally constrained and
unsuitable.
With regard to a new garden village
the District Council has undertaken
extensive call for sites procedures and
within these no site of sufficient size
has been put forward. The site
proposed by Darley Dale Town Council
was not within the Derbyshire Dales
District.
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S3

Yes

Yes

Yes

SUPPORT
The definition of a Settlement Hierarchy in Policy S3 and the supporting text in
paragraphs 4.12 to 4.21 is well conceived, justified and based on analysis of the range
of services and facilities available within each settlement, which could support
potential growth. Five tiers are identified in the hierarchy, which includes the market
towns of Ashbourne, Matlock and Wirksworth being the first tier where larger scale
growth will be accommodated; and Darley Dale being a second tier settlement, where
growth of a lesser scale could be accommodated. A range of other settlements are
identified in tiers 3, 4 and 5 where more limited scales of growth would be
appropriate. The Settlement Hierarchy is fully supported as it should ensure that new
development, and particularly the scale of new development, will be directed towards
the most sustainable locations in the District, which should help to reduce the need to
travel.

Comments noted.

No Change

S3 Settlement Hierarchy

2745/120

Steve Buffery
Derbyshire
County Council

Although DCC’s Officers would not wish to comment on the detailed definition of the
physical extent of the Settlement Framework boundaries for settlement tiers 1, 2 and
3 in the Proposals Maps, the principle of the definition of settlement boundaries is
fully supported. It should provide more clarity and certainty to the public and
development industry as to which areas of land fall within and outside the settlement
boundaries and the appropriate policy approach which will be applied in Policies S4
and S5.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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S3 4.22

Yes

No

Yes

SUPPORT

Comments relating to the structure of
the settlement hierarchy, focusing on
the role of 5th tier settlements are
noted.

No Change

S3 Settlement Hierarchy

5479/251

Mr Penny
MacGregor

REPRESENTATION
The draft settlement policy is S3. Paragraph 4.21 which relates to infill and
consolidation villages- fifth tier (including Yeavely) reads 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, and in appropriate
circumstances, on the edge of the village should help to safeguard their vitality at
least in the short to medium term.
Paragraph 55 of the NPPF states:To promote sustainable development in rural areas,
housing should be located where it will enhance or maintain the vitality of rural
communities. The paragraph qualifies that where there are groups of smaller
settlements, development in one village may support services in a village nearby and
so enhance or maintain the vitality of these interdependent rural communities.
Yeaveley can play that role as it lies in an area where there are a number of small
villages. Yeavely is in the Longford Primary School catchment area and I consider that
a small amount of development in Yeaveley and other surrounding villages will assist
in supporting the continuing viability of this school and other local services. Yeavely
has an ageing population, with the majority of properties occupied by either one or
two people. Accordingly we believe that there is a demand within Yeaveley and the
surrounding smaller villages for appropriate properties to allow older members of the
community to downsize without leaving the area. This would in turn free up under
occupied larger properties in the village for new families to move into.
However Yeavely is a village with a tight knit built form and there are no obvious infill
plots which could be developed to meet the needs of the settlement. Whilst revised
policy S3 includes some allowance for a small amount of development on the edge of
the villages (in appropriate circumstances) the criteria for this are unclear. The council
has given too much weight to its LSS which is by its very nature a very broad brush
exercise and is not supported by detailed landscape and visual assessment. A more
site specific approach would point towards the development of some sites around
Yeaveley (including my clients site) without any significant landscape impact.
I have previously made representations about the site and the fact that the Council
considers it 'undevelopable' so I do not propose to repeat them here. However I
would reiterate the following:
the site is located in close proximity to the heart of the village and would consolidate
its compact form
The site could provide off road parking for the ex council houses on the northern side
of Rodsley Lane. The present situation has many cars parked on the road frontage
which effectively creates a single track road, this would solve that problem.
The Orchard/Garden of Yeavely House could be left untouched if it were deemed to
impact on the setting of the listed building.
In summary the allocation of SHLAA site 304 for a modest development of properties
suitable both for the ageing population of the village to downsize to and also for
young families to move into would cater for such a demand that would not otherwise
160

Policy S3: Settlement Hierarchy sets
out a clear strategy for the level of
development accepted in principle in
each level of settlement. All
settlements within the District have
been assessed in terms of their key
economic and social characteristics
using a standard methodology in
accordance with the NPPF. Such
factors are important for identifying
their function and ability to address
the Districts future development
needs. The detailed assessment
evidence is set out in the Derbyshire
Dales Settlement Hierarchy paper.
Allocations for residential
development are only to be located
within the first three tier settlements
as identified in Policy S3 as there are
considered the most sustainable
locations to accommodate large scale
developments. Evidence from the
settlement hierarchy indicates that
fifth tier settlements have limited
facilities and are inherently less suited
to accommodating new sustainable
development than those in the higher
order settlements and in these
locations development opportunities
are likely to be limited and any of a
larger scale may well have an adverse
impact upon the character and
appearance of those locations. The
Plan should be read as a whole.
Within the preamble text to policy S3
it is stated that within the ten Infill and
Consolidation Villages, which includes
Yeaveley, that in appropriate
circumstances a small amount of
development would be considered on
the edge of the villages.
Each planning application would be
determined on its merits. The site
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be met. My clients site is the most suitable location for such development in the
village and should be supported.
the plan is not effective as it will not deliver what it sets out to, particularly with
regards maintaining the vitality of its rural villages. It is not consistent with national
policy as it will no meet the aims of the NPPF, particularly with regards the
sustainability of rural settlements.
SUGGESTED CHANGE TO PLAN
greater recognition in policy S3 of the importance of allowing rural villages to grow. A
plan of action to ensure the long term viability of tier 5 settlements more specific
criteria for sites outside the villages in policy S3.
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identified as SHLAA304 has been
through an extensive assessment
process as part of the SHELAA. The
assessment of the site concluded the
site is undevelopable due to a number
of factors including highways access
and heritage constraints. No changes
are considered necessary to the
settlement hierarchy under Policy S3.
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Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3

Yes

Yes

Yes

SUPPORT
Support is given to the identification of a settlement hierarchy as a means of
distributing development needs across the District based upon the size of
settlements, their range of services and facilities and their accessibility to larger
settlements and areas of employment. Brailsford Parish Council supports the
identification of Brailsford as one of the 12 defined Third Tier settlements to which
limited housing growth is to be directed to maintain its present role and the
recognition that the limited housing growth is to be consistent with maintaining or
enhancing key environmental attributes

Whilst equitable distribution of
development across the tier 3
settlements could achieve more than
the current distribution on the basis of
the availability of sites this could not
be achieved and is therefore an
unrealistic option.

No Change

S3 Settlement Hierarchy

453/104

Michael Cannon

REPRESENTATION
SUGGESTED CHANGE TO PLAN
Given that the purpose of the settlement hierarchy is to direct new development to
the most sustainable locations as set out in the settlement hierarchy and given the
present limitations and imbalances within policies S5 and HC1 in ensuring that this
objective will be achieved without creating an imbalance in growth between
settlements within the same tier, it is suggested that each category of settlement
within tiers 3, 4 and 5 should be given a target for growth that would be
proportionate to the function of settlements within each tier with the policy
acknowledging that growth beyond the given range would be regarded as
disproportionate and hence not sustainable. In respect of Third Tier settlements
which include Brailsford, a range of 50-75 houses per settlement would amount to
600-900 houses for this category of settlement which would be much greater than
that required under the proposed allocations but which would be more equitable in
ensuring that the growth of each settlement within the same tier was related to the
form and purpose and did not allow certain settlements to accommodate
disproportionate growth .
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3/H4

Yes

No

No

SUPPORT

Comments relating to the distribution
of development across the district are
noted. Policy S3 reflects the outcomes
of the Settlement Hierarchy
Assessment which forms part of the
evidence base. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development and
could therefore be the subject of site
specific allocations for residential
development in order to direct new
development towards the most
sustainable locations.

No Change

S3 Settlement Hierarchy

6071/779

Peter Fox

REPRESENTATION
The plan concentrates, arbitrarily, on large villages and towns. Smaller villages are left
to wither on the vine as a consequence of this, but this is a rural area and with shops
closing and schools closing or amalgamating due to the decline of the villages, it
seems perverse that the larger villages and the towns are being overwhelmed with
massive increases in population with no consideration of the impacts on the limited
infrastructure. The distribution seems arbitrary and ill-researched, therefore the plan
is unsound in this respect and smaller communities are suffering as a result.
Furthermore, the policy of allowing developers to 'pay a fee' to offload their
responsibility to provide affordable housing is completely unacceptable and
unsustainable.
SUGGESTED CHANGE TO PLAN
Small villages should be included in the allocation of housing

This assessment included
consideration of a number of social
and economical factors including
employment opportunities and
provision of services. Based on this
assessment settlemetnts were
grouped into a tier based on their
scoring. The tiers relate to the
different role and funtion of the
settlements. There is scope within the
settlement hierachy for development
to take place in appropiate smaller
villages through infil and consolidation.
No change is therefore recommended.
Comments relating to affordable
housing are also noted. Policy HC4
outlines that only in exceptional cases
would off-site financial contributions
be accepted. The District Council's
preffered method of provision would
be in the form of completed dwellings
within the development itself and in
perpetuity.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3

Yes

No

No

SUPPORT
This, to my mind, is a stupid question. How on earth can any person filling in this form
be 100% certain that the Council has complied with all legalities required.

Comments regarding the
overdevelopment of the Matlock/A6
corridor are noted. The Plan should be
read as a whole. Policy PD10 is in place
to protect this area and to prevent
coalescence. With regard to a new
garden village the District Council has
undertaken extensive call for sites
procedures and within these no site of
sufficient size has been put forward.
The site proposed by Darley Dale Town
Council was not within the Derbyshire
Dales District. Futhermore there was
no evidence that such a proposal
would have the relevant demand let
alone be a viable proposition for
commercial development to take
forward. No changes to the housing
allocations within policy HC2 are
therefore recommended.

No Change

S3 Settlement Hierarchy

6277/513

David John
Allday

REPRESENTATION
Developments will be in areas already highly developed eg. Matlock, Darley Dale and
Wirksworth whereas they should be in areas towards the south of the DDDC area
where most of the better paid job opportunities occur. The pressure on the
Matlock/A6 corridor is already near breaking point and almost any alternatives are
better than development along this corridor. In particular, the planners and the
council have brushed aside and appear to have done little investigative work on the
possibility of a new garden village to the south of the DDDC area.
SUGGESTED CHANGE TO PLAN
The Council has not explored the possibility of creating a new garden village in the
south of the DDDC area. Frankly, I would prefer the plan is again rejected by the
inspectors since I believe the Peak District National Park constitutes an inequitable
constraint and we should not be burdened with the fact that only a miniscule number
of dwellings can be built there and the rest of the DDDC area has to make up the
shortfall.

The District council has calculated the
OAN for the District using the standard
methodology set out in the NPPG. The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits.
The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
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S3

Yes

Yes

Yes

SUPPORT
Support is given to the identification of a settlement hierarchy as a means of
distributing development needs across the District based upon the size of
settlements, their range of services and facilities and their accessibility to larger
settlements and areas of employment. Brailsford Parish Council supports the
identification of Brailsford as one of the 12 defined Third Tier settlements to which
limited housing growth is to be directed to maintain its present role and the
recognition that the limited housing growth is to be consistent with maintaining or
enhancing key environmental attributes.

Whilst equitable distribution of
development across the tier 3
settlements could achieve more than
the current distribution on the basis of
the availability of sites this could not
be achieved and is therefore an
unrealistic option.

No Change

S3 Settlement Hierarchy

6092/117

Emma L Thacker

REPRESENTATION
SUGGESTED CHANGE TO PLAN
Given that the purpose of the settlement hierarchy is to direct new development to
the most sustainable locations as set out in the settlement hierarchy and given the
present limitations and imbalances within policies S5 and HC1 in ensuring that this
objective will be achieved without creating an imbalance in growth between
settlements within the same tier, it is suggested that each category of settlement
within tiers 3, 4 and 5 should be given a target for growth that would be
proportionate to the function of settlements within each tier with the policy
acknowledging that growth beyond the given range would be regarded as
disproportionate and hence not sustainable. In respect of Third Tier settlements
which include Brailsford, a range of 50-75 houses per settlement would amount to
600-900 houses for this category of settlement which would be much greater than
that required under the proposed allocations but which would be more equitable in
ensuring that the growth of each settlement within the same tier was related to the
form and purpose and did not allow certain settlements to accommodate
disproportionate growth.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

All related to
possible
future housing
development
in and around
Shirley

Yes

Yes

Yes

SUPPORT

Support noted

No Change

S3 Settlement Hierarchy

5784/770

Joe Johnson
Retired

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3

Yes

No

No

SUPPORT

Comments relating to the settlement
hierachy are noted. Policy S3 allows for
development in smaller settlements
through infill and consolidation.

No Change

S3 Settlement Hierarchy

415/769

Rodney Howlett

REPRESENTATION
POLICY S3: SETTLEMENT HIERARCHY states: “Proposals for new development will be
directed towards the most sustainable locations in accordance with the following
settlement hierarchy – Matlock, Ashbourne, Wirksworth and Darley Dale”
These are areas are already over-developed and have problems as discussed below.
It also states for “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.”
Yet to relieve the unsustainable pressures, particularly on the Matlock/A6 corridor
this is exactly where development should be concentrated
There is a reasonable alternative available, viz. a Garden Village in the south of the
District and this has not been seriously considered, therefore the Plan is “not fit for
purpose”.
The Council has not engaged seriously and positively with neighbouring councils to
attempt to locate a suitable site for a Garden Village, it is therefore not compliant
with its “Duty To Cooperate”.
It is not “justified” as it does not adopt the “most appropriate strategy”, in fact it
actively avoids addressing the most appropriate strategy, it therefore has not been
“positively prepared”.
The Plan is “not sound” because it concentrates development in the narrow
Matlock/A6 corridor which is already significantly over-developed, congested and
offers insufficient employment opportunities for the number of houses planned. A
Garden Village should be built in the south of the District which is a completely
undeveloped, featureless, rural area and has excellent communications with major
employment areas; Toyota, Rolls Royce, Derby University etc., along the A50 towards
Derby.
The small areas of Matlock, Wirksworth and Ashbourne are home to 47% of the total
population of the District. This intense concentration of the population is totally
disproportionate when vast areas of the District are essentially unpopulated.
The Matlock/A6 corridor especially, is already over-developed particularly given the
intense geographical constraints which create a “pinch-point” in this area of the
narrow Derwent valley, this results in traffic problems at a major gateway to the Peak
National Park.
Given the desperate struggle to only just find sufficient development sites to satisfy
the requirement for 6,440 houses it is highly unlikely that this target will actually be
fulfilled. The Plan is therefore “not Effective”.
SUGGESTED CHANGE TO PLAN
The Local Plan should be sent back for revision with an instruction to seriously and
167

Policy PD10 seeks to safeguard open
spaces in the Matlock/A6 corridor and
therefore development there would
be deemed inapropiate.
With regard to a new garden village
the District Council has undertaken
extensive call for sites procedures and
within these no site of sufficent size
has been put forward. The site
propsed by Darley Dale Town Council
as a potential new garden Village is not
within the Derbyshire Dales. No
changes to the housing allocations
within policy HC2 are therefore
recommended.
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aggressively explore the option of a Garden Village in the south of the District.
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Sound
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Representation

Officer Comment

Recommendation

Policy S3

Yes

Yes

Yes

SUPPORT
The Council’s evidence base, notably the Derbyshire Dales Local Plan Settlement
Hierarchy document (February 2016) and the Landscape Sensitivity Study (August
2015) provide robust justification for Policy S3 and Policy HC2(v), taking into account
the needs of the residential and business communities, explaining how Middleton
acts as an accessible settlement, which can accommodate growth of an appropriate
type and scale, thus establishing the suitability of the settlement for residential
development. The evidence base promotes the soundness of the Plan, in so far as it
being positively prepared and justified.
With regard to site HC2(v), the allocation of the site for the development of up to 45
new dwellings, which we recognise is a maximum figure, is supported. Residential
development here will make the most efficient use of the land and will further
contribute towards meeting an identified local housing need, as encouraged by the
NPPF. The layout will provide for an appropriate mix of dwellings in accordance with
emerging Policy HC11 and respond directly to the significance of the Conservation
Area, within which the site is located.
This representation recognises the Conservation Area as a relevant heritage asset
with the potential to be affected by the development of site HC2(v). The Conservation
Area was originally designated in 1980 and currently measures close to 71 hectares,
cutting through Middleton and extending southwards to include Rise End hamlet. The
Middleton-by-Wirksworth Conservation Area Character Appraisal (June 2009)
identifies ‘considerable potential for significant enhancement within Middleton-byWirksworth’ given that ‘there are relatively few modern buildings within the historic
core’. Furthermore, the threat to the long term viability of local services, the
demographic make-up of the village and the need for more affordable housing is
acknowledged within the appraisal. There are seven listed entries within the Area
albeit none are located within proximity of site HC2(v).
Central to heritage focussed planning policy, at all levels, is the need to have regard to
the desirability of preserving setting when considering change. The NPPF defines
setting as ‘the surroundings in which a heritage asset is experienced. Its extent is not
fixed and may change as the asset and its surroundings evolve. Elements of a setting
may make a positive or negative contribution to the significance of an asset, may
affect the ability to appreciate that significance or may be neutral’.
At any scale, the influence of the wider setting of a heritage asset defines its
significance and must be understood from both internal and external views and
perceptions mindful of external factors. This in turn influences the significance of the
sense of place as well as the character and appearance of the area. In this instance
the influence of the site allocation on the Conservation Area is not so significant that
the development would demonstrably affect the setting of this heritage asset.
Main Street rises through the Conservation Area, north-south. It meets the B5023,
which forms the northern boundary of the Conservation Area, and is crossed by
Porter Lane, the B5035, which is the main road connecting Matlock and Ashbourne.
Of particular sensitivity are the intermittent views into the site from Main Street and,
of lesser sensitivity, from Porter Lane. The setting of the heritage asset and the key
elements will be apprised as part of a planning application and will include detail of
how the potential impact on perceived views from both Main Street and Porter Lane
have been understood. The layout will be contextually responsive and the dwellings
will be orientated in such a way to safeguard the intrinsic character and nature of the
Conservation Area. Any cumulative impacts will be negated.
It is notable that the existing development site to south also lies within the

Support for policy S3 and the
allocation of site HC2(V) is welcomed.

No Change.

S3 Settlement Hierarchy

6298/637

Sean Ingle
Wheeldon
Brothers Ltd
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Conservation Area and has been successfully developed in a way that limits any
negative impact on the Conservation Area. Indeed, the Council’s Landscape Sensitivity
Study acknowledges the site stating that: ‘there is an area of land to the south-east of
the settlement adjacent to land which is currently being developed, which has low
visual prominence and is enclosed by strong tree belts and the B5035’. This
development has been well received having sold very quickly, reflecting the demand
for new housing in the area and the ability of Wheeldon Brothers to deliver high
quality development at an affordable level.
The site would not affect any key environmental designations. Furthermore, the
whole of the site lies within Flood Zone 1 meaning it has the lowest risk of flooding.
There are no known ecological, air, noise or contamination issues with the site.
Surface water drainage would be dealt with by the way of Sustainable Urban Drainage
methods. The site is defined as being in an area of medium landscape sensitivity
whereas the majority of the district is assessed as being high.
The Council’s decision to allocate the land north of Porter Lane / east of Main Street
HC2(v) for housing development is supported. The Council’s assessments have
confirmed that the site sits in a sustainable location and is suitable for development,
in line with the requirements of the NPPF and NPPG. We are confident that any
concerns in regards to the sites location within the Conservation Area can be
adequately addressed in the detail of any future scheme. There are no overriding
constraints in terms of access, flood risk, ecology, landscape or pollution.
This representation supports the Derbyshire Dales Submission Draft Plan. For the
avoidance of doubt, the site is available for development and deliverable within the
Plan period therefore contributing towards meeting an identified local housing need.
Ultimately, the Plan is considered to be sound and it is legally compliant.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Compliant

Sound
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S3

Yes

No

Yes

SUPPORT

Comments related to Brailsford's
position within the Settlement
Hierarchy are noted. Brailsford has
been identified as a third tier
settlement, accessible settlements
with limited facilities. All settlements
within the District have been assessed
in terms of their key economic and
social characteristics using a standard
methodology in accordance with the
NPPF. Such factors are important for
identifying their function and ability to
address the Districts future
development needs. The detailed
assessment evidence is set out in the
Derbyshire Dales Settlement Hierarchy
paper. Proposals for new development
will be directed towards the most
sustainable locations in accordance
with the settlement hierarchy. No
changes to Policy S3 are required.

No Change

S3 Settlement Hierarchy

5723/232

Mr Mark
Samworth

REPRESENTATION
Brailsford should be defined as Fourth Tier rather than Third Tier settlement given the
actual number of residents recorded as living in the village. The population statistic
used to calculate the weighted score is incorrect and Brailsford would be a Fourth Tier
settlement if it were not for this material error. Residents of Brailsford and others
who will be affected by the implications of its Third Tier status have a reasonable
expectation that the calculations have been made accurately but this does not appear
to have been the case.
The consequence of the Third Tier definition is that Brailsford's Settlement Boundary
has been extended further than would be justified under the Fourth Tier definition.
This boundary extension encroaches onto green fields that are elevated and will lead
to development that is detrimental to the community of Brailsford, denigrates the
character of the Derbyshire Dales, is inappropriately urban given the rural context of
the village and which will overwhelm an infrastructure already at capacity whilst not
adding any additional amenities to the village (contrary to S2). the extension of the
envelope would be contrary to the provisions of S4 and S5 were the village to be
appropriately allocated to the fourth tier.
Insofar as it defines Brailsford as a Third tier settlement S3 is:
1. Not positively prepared because it will encourage development that is contrary to
S2 and not sustainable
2. Unjustified because Brailsford will have to provide an unreasonable percentage of
new dwellings if its proper third tier status was recognised in the plan.
3. Ineffective because significant objections will be raised against any developments
that encroach onto greenfields when reasonable alternative brown field sites that
exist in Brailsford have not been included in the Plan.
SUGGESTED CHANGE TO PLAN
The plan should allocate Brailsford as a fourth tier settlement. The plan should
significantly reduce the extension of the settlement boundary. Even if the Plan
allocates Brailsford as a third tier settlement, the extent of the Settlement Boundary
extension should be significantly reduced to reflect the availability of brown field sites
in the village, and because the total allocation of new dwellings to Brailsford in
excessive given the limited allocations given to other Third Tier settlements.
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Legal
Compliant

Sound
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Cooperate

Representation

Officer Comment

Recommendation

Policy S3 and
Housing
Policies

Yes

No

Yes

SUPPORT

Comments made by Brailsford Parish
Council regarding the position of
Brailsford within the settlement
hierachy are noted.Policy S3 reflects
the outcomes of the Settlement
Hierarchy Assessment which forms
part of the evidence base. The
settlement hierarchy assessed social
and economic indicators to identify
those settlements which could best
accommodate major development,
and site specific allocations, in order
to direct new development towards
the most sustainable locations. The
most up-to-date Settlement Hierarchy
(June 2016) is available on the District
Council’s website. This includes the
use of the most up-to date figures and
evidence available to the District
Council.

No Change

S3 Settlement Hierarchy

1336/473

Mrs L Storey
Brailsford Parish
Council

REPRESENTATION
National Policy
The National Planning Policy Framework (NPPF) states that the purpose of the
planning system is to contribute to sustainable development. In accordance with the
Core Planning Principles (para 17), planning should:
take account of the different roles and character of different areas,
promoting the vitality of our main urban area, protecting the Green Belts around
them and recognising the intrinsic character and beauty of the countryside and
supporting thriving communities within it and;
actively managing patterns of growth to make fullest possible use of public
transport, walking and cycling and focus significant development in locations which
are or can be made sustainable.
The NPPF promotes sustainable development in rural areas, identifying that housing
should be located where it will enhance or maintain the vitality of rural communities
(para 55).
Derbyshire Dales District Council Local Plan
The District Council in its draft Local Plan identifies Sustainable Development
Principles (Policy S2) to ensure that all new development makes a positive
contribution towards the achievement of sustainable development. These include:

Meeting most development needs within or adjacent to existing
communities having regard to the defined settlement hierarchy.

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 minimal reliance on the private car.
A settlement hierarchy forms the basis for taking forward the Sustainable
Development principles. The towns and villages within the Local Plan area have been
classified into a settlement hierarchy.

This assessment included
consideration of a number of social
and economic factors including
employment opportunities and
provision of services including public
transport. Based on an assessment of
these factors it is deemed wholly
appropriate that Brailsford is classified
as tier 3 village. Accordingly no
changes to policy S3 are
recommended.

Brailsford in the Settlement Hierarchy
The Derbyshire Dales Local Plan Settlement Hierarchy (June 2016) provides the
analysis and evidence to underpin the consideration of a settlement hierarchy, which
is identified in the draft Local Plan.
The main purpose of the audit was to assess those settlements which could best
accommodate major development (i.e. sites of at least 10 dwellings or over) and
could therefore be subject of site specific allocations for residential development in
the Local Plan.
Each settlement (with a population of over 400 or at least a primary school) was
assessed against a set of social and economic indicators. The total score achieved for
each settlement is indicative of its level of socio-economic sustainability and provides
the general basis for the grouping of settlements in the hierarchy. The scores for all
settlements assessed, are included in Appendix A.
The hierarchy forms the basis of Policy S3 in the draft Local Plan, which identifies the
locations where sustainable development will take place.
This sets five tiers of sustainable locations for development. These are:
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The Settlement Hierarchy can only
allow for new development to be
brought forward and does not
specifically allocate development. The
allocations within the Plan have been
through an extensive assessment as
part of the SHELAA and found to be
available, achievable and suitable
therefore deeming them developable.
Within some of the tier three
settlements no land of sufficient size
was submitted which matched the
above criteria and therefore no land
has been allocated within them. No
chnages are therefore recommended
to the housing allocations within the
Plan.
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Market Towns – First Tier Matlock, Ashbourne and Wirksworth
Local Service Centre – Second Tier Darley Dale
Accessible Settlements with Limited Facilities – Third Tier
Brailsford, Clifton,
Cromford, Darley Bridge, Doveridge, Hulland Ward, Matlock Bath, Middleton,
Northwood, Rowsley, Sudbury and Tansley
Accessible Settlements with Minimal Facilities – Fourth Tier Bonsall, Brassington,
Carsington, Kniveton, Kirk Ireton, Marston Montgomery
Infill and Consolidation Villages – Fifth Tier Bradley, Ednaston, Hognaston,
Hollington, Longford, Osmaston, Roston, Shirley, Yeaveley, Wyaston.
The overall strategic approach to development is to concentrate development on the
Market Towns and provide modest development within the larger villages, of an
appropriate scale.
Brailsford has been identified as one of twelve ‘Accessible Settlements with Limited
Facilities’ Third Tier in the hierarchy. These villages are considered the most
sustainable villages in the rural areas with generally good local social infrastructure,
some local employment opportunities and good accessibility to towns and larger
centres.
The draft Local Plan also states that there is a significant range in terms of the size,
services and facilities available to the 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.
Whilst we support draft Policy S3 in terms of the principle of directing growth to the
most sustainable settlement, the Policy and the overall strategy fails in its
identification of Brailsford as an Accessible Settlement with Limited Facilities.
While the Village has some facilities, including a primary school, community hall,
village shop, GP Surgery, and public house, it lacks the range of the social
infrastructure required to sustain a larger community. For example, it lacks a
supermarket and other facilities that you may expect a village of its size to have. To
describe Brailsford generally as having “good local social infrastructure” is incorrect.
Indeed, the Parish Council in conjunction with other bodies has undertaken a rigorous
assessment of social infrastructure in the Parish as part of the development of the
Neighbourhood Plan. The outcome of this work is that the Parish far from having
‘good local social infrastructure’ as its position in the hierarchy would suggest, lacks
key services required to meet its day to day needs. Furthermore, many of the limited
services available in the Parish, such as health care, are under severe pressure.
The draft Local Plan states that accessibility is one of the critical factors in determining
where a settlement should be placed in the hierarchy and more generally, where
growth should occur. The Parish has no rail service and an extremely limited bus
service. This, coupled with lack of key services and local employment opportunities
means that travel by car is the overwhelming dominant mode of travel. According to
the 2011 Census. 40% of households in Brailsford Parish have two cars, compared to
30% in the Derbyshire Dales and 29% in England as a whole.
Its proposed position in its hierarchy will result in more car journeys undermining
national and local sustainability principles. Furthermore, Policy S2 states “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” are all key
considerations in determining the most sustainable development locations- services
which are not accessible by foot in Brailsford.
The figure below illustrates the issue of travel times to key services. Travel time to
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With regard to the settlement
development boundary for Brailsford
paragraph 4.23 within the Local Plan
outlines the criteria used to define the
extent of the settlement development
boundaries. This provides justification
for the setttlement development
boundary at Brailsford and no change
is recommended.
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key amenities such as a secondary school or a further education centre, is more than
twice the time required across Derbyshire Dales and far in excess of the England
average.

Figure 1

The draft Local Plan also states that ‘some employment’ is also an important
consideration. While no indication is provided in respect of what is meant by ‘some’
in the draft Plan, the village has an extremely limited number of businesses operating
from it, primarily offering self-employment opportunities.
Brailsford scored 4 from a possible 14 points against the economic indicators of the
number of businesses with premises providing employment within the settlement
and the relationship of the settlement to nearby employment centres or large
employment sites. The Hierarchy study concluded that Brailsford had a “relatively
weak economy score”, reflecting low business numbers (16-20 businesses
within/adjacent to the settlement) and the fact that there are no employment centres
within a five-minute drive. As figure 1 indicates, residents of Brailsford village are
required to travel on average, an additional five minutes to access an employment
centre.
We are also concerned that the settlement hierarchy is not based on robust and up to
date evidence. We understand that the population figures used to justify Brailsford
inclusion as tier 3 settlement were incorrect. They are indeed substantially lower
than those presented in the document justifying its inclusion.
We do not consider that the identification of Brailsford as a tier 3 settlement is based
on robust and up to date evidence, and it lacks the infrastructure and facilities as well
as scale and function to support the role envisaged for it in Policy S3. Its relative
position in the hierarchy is wrong. It should be re-categorised as a Tier 4 settlement
‘Accessible Settlements with Minimal Facilities - as this best reflects the role and
function of the village and the range of services available to it.

Brailsford and housing allocations
The housing policies in the draft Local Plan seek to meet housing needs in the most
sustainable locations.
We support Policies HC1 and HC2 in terms of their aim of meeting housing needs.
However, this Policy fails by then proposing disproportionate and an unsustainable
level of housing growth to Brailsford.
Having incorrectly identified where Brailsford should be placed in terms of the
settlement hierarchy it then fails to identify housing land in accordance with this
flawed methodology.
The draft Local Plan states that there is a significant range in terms of the size, and
services and facilities available to the villages in this category. As such the scale of
new development in any of these villages will generally be relative to their current
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size and infrastructure. Further, the Plan states that the spatial strategy focuses the
bulk of the rural development in the Tier 3 settlements. However, in reality only five
of the twelve Tier 3 settlements have been allocated housing.
The draft Local Plan proposes the allocation of 503 homes to the third tier of the
hierarchy, of which 114 are proposed in Brailsford (an initial allocation of 150
dwellings was downgraded on the basis of incorrect population figures). This equates
to 23% of the total provision in the Tier 3 Settlements. Doveridge, with a population
of over double that of Brailsford provides 30%. The remaining settlements with
allocated housing all with larger populations than Brailsford contribute lower
proportions of dwellings; Tansley (18%), Hulland Ward (20%) and Middleton (9%).
A number of much larger settlements with superior social and economic
infrastructure are not allocated housing and are unlikely to provide a level of housing
proportionate to Brailsford, based on relatively tightly drawn settlement boundaries.
Policy HC2, therefore does not follow through on the findings of the hierarchy report
or settlement hierarchy policy that development should be focused in the most
sustainable locations.
Figure 2 outlines all Tier 3 settlements and their corresponding allocations.

Figure 2
Settlement/Parish
capita
Cromford
1,300
Matlock Bath
675
Sudbury 125
0
Rowsley 475
0
Tansley 950
96
Brailsford
575
Doveridge
1,350
Hulland Ward
750
Northwood
625
Darley Bridge
350
Clifton 300
0
Middleton
750

Population
0
0
0
0
0.1
114
149
99
0
0
0
45

Number of allocated dwellings

Per

0
0

0.2
0.1
0.1
0
0
0.1

Figure 2 also highlights that Brailsford is contributing more new dwellings per capita
(0.2) than the other Tier 3 settlements. In effect, Brailsford is providing double the
number of new dwellings per head of population than that of the other settlements in
the Tier. Furthermore, the figure of 575 is not reliable. The Parish Council, as
articulated in the Draft Brailsford Parish Neighbourhood Plan, calculates from the
electoral register that there are 480 registered adults in the Village (which includes 10
from recent housing developments). A difference of close to a 100 from the District
Council’s figure for the Village. A difference which cannot be explained by the
number children in the Village (who do not feature on the electoral register). The
allocation of new dwellings for Brailsford Village per capita on the basis of this
population would be significantly higher perhaps closer to 0.24.
It has been argued that given the minimal level of social and economic infrastructure,
Brailsford does not constitute a Tier 3 Settlement. However, even as a Tier 3
Settlement, one would argue that the level of growth proposed for Brailsford is
unjustified and does not align with the aims of the spatial strategy, that is, for ‘modest
development within larger villages on an appropriate scale’. Allocation of three
housing sites of between 30 and 50 dwellings, totalling 114 houses is not ‘modest’,
nor is it of an appropriate scale.
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This argument is more compelling, given the 50 new homes under development on
the western edge of the village. A further 25 new properties have been approved as
infill, including a new estate (15 homes) planned alongside the Main Road at the
eastern end of the village. The approvals represent a significant increase in the size of
the village over the past three years of over 30%.
The focus for growth in Derbyshire Dales should be aligned with the hierarchy. Thus,
the majority of additional growth should be accommodated in and around the main
settlements.
Why the strategy proposes such a high and unsustainable level housing growth in
Brailsford, in preference to the higher order settlements is not justified, and contrary
to the aims and objectives of the draft Local Plan as well as national and local
sustainability principles.
There is also the question of the Settlement Development Boundary for Brailsford.
Despite the earlier draft of the Local Plan (April 2016) being based on a higher housing
allocation (150), the current draft of the Plan indicates a significantly wider boundary.
Finally, the allocation sites in Brailsford do not accord with one of the key
sustainability principles of the Plan, that is “making efficient and effective use of land,
particularly land which has been previously developed…” The housing sites in
Brailsford will result in the loss of 4.6 hectares of greenfield land, agricultural land
that has been classified as ‘Very Good’ and ‘Good to Moderate’, the effects of which
cannot be mitigated.
This therefore results in an approach to housing local allocation that is not justified,
positively prepared, effective or consistent with national and local planning policy, not
only in terms of Brailsford, but more generally.
In summary
The evidence base supporting the draft Local Plan highlights that the ‘most
sustainable locations are those which have the greatest concentrations of shops,
services, employment and leisure opportunities which are accessible to the greatest
number of people. Consequently, the most sustainable locations will tend to be the
largest settlements.’
Brailsford is clearly not one of the largest settlements in the hierarchy. The
supporting studies and the emerging Brailsford Parish Neighbourhood Plan identify
that Brailsford as a settlement has limited social and economic infrastructure. The
form of the settlement, intersected by the A52 and poor parking provision associated
with the facilities located on this road creates access issues. These issues will be
further compounded by large scale development on the northern side of the A52.
It is acknowledged that some settlements will not provide all the facilities required to
be self-contained, but will need to draw from surrounding centres. Brailsford is
located more than ten minutes’ drive from Ashbourne, a key employment site and
service centre. Therefore, further large scale development will only serve to further
exacerbate car dependency for work, shopping, education and leisure needs.
SUGGESTED CHANGE TO PLAN
We would propose that
(i)
Brailsford should be re-categorised as a Tier 4 settlement ‘Accessible
Settlements with Minimal Facilities’.
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(ii)
That a significantly lower percentage of housing should be allocated to
Brailsford.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3

No

No

Yes

SUPPORT

Comments relating to recent growth
and the number of dwellings allocated
within Brailsford and the wider
distribution of development across the
district are noted. The District council
has calculated the OAN for the District
using the standard methodology set
out in the NPPG. In order to meet this
need the District Council has sought to
allocate land for housing within the
most sustainable locations. Brailsford
is classified as a tier 3 settlement
within the Settlement Hierarchy and it
is therefore deemed wholly
appropriate that a proportion of the
allocated housing development is
located there.

No Change

S3 Settlement Hierarchy

5483/544

Mr Timothy
Tayler

REPRESENTATION
A positive approach to land owners in all tier 3 settlements would have ascertained
whether the wider objective of sustainability objective could be achieved and prevent
the disproportionate allocation of housing development.
SUGGESTED CHANGE TO PLAN
S2 Sustainable Development Principles - Meeting most development needs within or
adjacent to existing communities having regard to the defined settlement hierarchy:
Of the 13 Tier 3 settlements only 5 have any allocation. This is both unsustainable
because of over development in the 5 and under development of the 8 without any
allocation.
Lord Taylors report recommends that Local Authorities must address the short and
long term needs of each village and Parish. This has not been achieved because of
passive call for land for development. In the case of Brailsford the overall
development of the last four years and the proposals will see the village grow by
nearly 100% creating a rapid distortion in the community.
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The Settlement Hierarchy can only
allow for new development to be
brought forward and does not
specifically allocate development. The
allocations within the Plan have been
through an extensive assessment as
part of the SHELAA and found to be
available, achievable and suitable
therefore deeming them developable.
Within some of the tier three
settlements no land of sufficient size
was submitted which matched the
above criteria and therefore no land
has been allocated within them. No
changes are therefore recommended
to the housing allocations within the
Plan.
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Sound

Compliant
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S3

Yes

Yes

Yes

SUPPORT
Our client supports the continued identification of Matlock as a Market Town-Tier 1
of the settlement hierarchy. This reflects its status as one of the largest and most
sustainable settlements in the district which should continue to be a focus for future
development.

Support welcomed

No Change

S3 Settlement Hierarchy

5304/563

n/a
Williams
Management
Services

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
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Recommendation

S3

Yes

No

Yes

SUPPORT

Comments regarding policy S3 with
particular relation to Brailsford are
noted. The description of tier 3 villages
as having 'limited facilities' has been
used in order to encompass the range
of facilities across the tier and whilst it
is appreciated that some settlements
have more facilities than others this
phrasing is deemed appropriate
overall to describe the available
facilities within the tier. Comments
regarding Darley Dale are noted. The
settlement of Darley Dale has been
assessed within the Settlement
Hierarchy Paper, available within the
evidence base, using the same
methodology as other settlements
within the assessment. The outcomes
of this assessment indicated that while
Darley Dale should not be classified
within tier 1-Market Towns it does not
sit comfortably with other settlements
due to its high score and should
therefore be classified as a tier of its
own.

No Change

S3 Settlement Hierarchy

5924/159

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

REPRESENTATION
We broadly support the settlement hierarchy proposed in the draft Local Plan and the
objective of focusing most new development in the market towns and the main
villages and we especially welcome the inclusion of Brailsford in the Larger Villages
(Third Tier) category – although we don’t particularly favour the term ‘Accessible
Settlements with Limited Facilities’ which seems clumsily worded and insufficiently
distinct from the fourth tier ‘Accessible Villages with Minimal Facilities’ and, in the
case of Brailsford, does not fairly reflect the high degree of sustainability enjoyed by
the settlement. We don’t however see the logic of separating out Darley Dale into a
separate Second Tier level in the hierarchy – although we notice that it has lost its
bold title in the text. Darley Dale could sensibly be included within the larger villages,
which together could form a new Second tier level in the hierarchy.
We also object to the Settlement Framework plan for Brailsford.
We are also not entirely happy about the wording of policy S3 and the justification for
development in the current Third Tier communities.
Firstly, the term ‘reduced level of development in comparison with high order
settlements in order to safeguard their role consistent with maintaining or enhancing
key environmental attributes’ is potentially misleading. The purpose of focusing on
these settlements is both to create critical mass in terms of local services and
facilities, to maintain or enhance the viability of rural location, to protect local
services such as schools and to define their role as ‘local hubs’ for surrounding smaller
villages and hamlets.
Secondly, the environmental attributes, which vary for each settlement, should be
protected, on a case by case basis, irrespective of the size of the settlement. This is
not something which is confined to the Third Tier settlements,
Thirdly, there ought to be some recognition of the accessibility of settlements (and
their linkages to other towns and cities possibly outside the District). Brailsford for
example is fairly close to Derby which has a very broad range of services and facilities
and is 20 minutes’ drive (or 30 minutes’ bus ride away),
Fourthly, paragraph 4.15 needs to be supplemented to explain that Tier 3 settlements
do not just contain opportunities for development but also legitimate needs for
development and that new development serves a valuable purpose in itself and that
settlements are not simply reservoirs for new housing. They can also relate well to
other towns and cities (as stated in paragraph 4.19) providing the workforce for
nearby businesses and helping to boost the wider economy as well as bringing
spending power back into the Dales.
Fifthly, the policy refers to the settlement boundaries of each First, Second and Third
Tier settlement and indicates that development should lie within these. But the
drawing of the boundaries in the S3 Plans does not reflect the new housing
allocations within the Local Plan. We believe they should.
Finally, whilst development in urban areas and on brownfield sites plays an important
role in the provision of housing, we should not forget that “houses” are, in fact,
“homes”. The aspiration for many families is to own a home in a rural setting, not an
urban environment. The barrier to this aspiration is often price, caused by lack of
supply.
We do however welcome the change to potentially allow development outside the
boundaries of infill and Consolidation Villages (outlined in paragraph 4.21), but this
has not been reflected in the policy wording in S3, which should therefore be up180

With regards to the wording of policy
S3 this should be read alongside the
preamble to the policy which outlines
the role of these settlements and their
importance for supporting surrounding
villages. The environmental attributes
of each settlement and the potential
impact of development on them will
be determined on a case by case basis
during the planning application
process. The preamble to the text also
allows appropriate development on
the edge of infill and consolidation
villages.
The Plan should be read as a whole.
The importance of the relationships
between settlements within the
District to cities, towns and villages
outside the District is discussed
elsewhere within the Plan under
paragraph 2.27.
The needs of settlements for new
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dated.
SUGGESTED CHANGE TO PLAN
Policy wording to policy S3 should be updated to reflect revisions and points raised
above.

development would be outlined within
planning applications. It is not deemed
appropriate for the policy to outline
these.
The settlement development
boundary within the Pre Submission
version of the Plan includes
allocations.
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Recommendation

S3: Settlement
Heirachy

Yes

Yes

Yes

SUPPORT
The policy defining the settlement heirachy is supported such that new development
will be directed towards the most suitable locations.

Support for the settlement hierachy is
welcomed.

No Change.

S3 Settlement Hierarchy

6253/664

Dinah Woolley

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Compliant
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Compliant
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Officer Comment

Recommendation

S3

Yes

Yes

Yes

SUPPORT
Policy S3 sets out the proposed settlement hierarchy to guide the location of future
development over the plan period to 2033. Doveridge is identified as one of eleven
Accessible Settlements with Limited Facilities, the third tier in the proposed
settlement hierarchy. The policy notes that these settlements provide the best
opportunities outside the first and second tier settlements of Matlock, Ashbourne,
Wirksworth and Darley Dale for greater self-containment.

Support welcomed

No Change

S3 Settlement Hierarchy

6067/163

Doveridge
Management
Limited

The identification of Doveridge as a third tier settlement is supported. This reflects
the good range of services and facilities available, the availability of local employment
opportunities and good public transport services. Doveridge is a sustainable
settlements and a suitable location for further growth to meet future housing
requirements over the plan period.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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S3-Matlock

Yes

No

Yes

SUPPORT

Paragraph 4.23 in the Derbyshire Dales
Local Plan Pre Submission Draft sets
out that a Settlement Development
Boundary defines the extent of a
settlements existing or proposed built
up area, with any new development
generally having to situated within
them. Paragraph 4.23 also defines the
criteria that have been used to identify
the extent of the Settlement
Development Boundaries. It includes
both sites with the benefit of an extant
planning permission and defined by
reference to physical features such as
walls, road and streams.

No Change

S3 Settlement Hierarchy

6212/138

Mr Michael
Bamford
Planning Design

REPRESENTATION
Matlock is the largest town within Derbyshire Dales with a resident population of
9,225 people. It is identified in Policy S3 of the Draft Local Plan as a First Tier
Settlement and is therefore the primary focus for growth and development to in the
area. The Draft Plan intends for First Tier settlement to continue to provide significant
levels of jobs and homes.
Matlock is extends south along Starkholmes Road. The spread of development along
Starkholmes Road is broadly characteristic of Ribbon Development. During the plan
process the Settlement Framework Boundary has been revised to exclude part of
Starkholmes.
A settlement development boundary defines the extent of a settlement’s existing or
proposed builtup area, and is a tool that is used to direct the application of policies
within the local plan. Settlement development boundaries in this local plan 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 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 Council have used the following criteria to define the extent of the settlement
development boundaries of Tier 1, 2 and 3 settlements;
i) Existing commitments by virtue of an extant planning permission, for residential or
employment development on the fringes of settlements;
ii) (ii) Allocations of the land for residential, employment and other purposes within
this plan.
iii) (iii) The presence of clearly defined physical features such as wall, fences,
hedgerows,roads, streams;
iv) The inclusion of schools, halls, large houses and other buildings which stand in
extensive grounds would depend on their relationship to the overall fabric of the
settlement. In some cases, their relative isolation caused by their spacious setting
would justify total exclusion, whereas in other cases, the building itself could be
included within the Settlement Development Boundary but the curtilage excluded;
v) Residential curtilages exclude paddocks, orchards, land used for recreational
purposes and similar uses and land separated from the main curtilage by a physical
boundary;
vi) Open areas including formal and informal recreation space, which contribute to
the character or setting of a settlement, are excluded either to safeguard their use or
to maintain their contribution to the wider landscape setting.
The section of Starkholmes Road extending south of the White Lion Pub is residential
in character. The land immediately adjacent to the pub has planning permission for
residential development. The road is characterised by a strong, drystone boundary
wall that is broken at intervals by residential driveways and a number of dwellings
front the highway.
The settlement framework for Matlock does not adhere to the criteria detail set out
at Paragraph 4.23. The existing Settlement Boundary from the adopted local plan is
out of date. In applying the new method of defining settlement boundaries as set out
in Para 4.23 of the Draft Local Plan (August 2016), the settlement boundary needs to
184

In this particular case the Settlement
Development Boundary extended
south beyond the White Lion Public
House, and includes an area of land
which has the benefit of planning
permission for new residential
development. Beyond that site there
are a number of residential properties
- these properties are however more
sporadic, and situated in an area which
has more of a feel for being
countryside when compared to the
nature of the land to the north of the
White Lion Public House. As such the
area of land suggested for inclusion in
the Settlement Development
Boundary cannot be regarded as
satisfying the criteria in para 4.23. It is
considered that the Settlement
Development Boundary in this
particular location should remain as in
the Derbyshire Dales Local Plan Pre
Submission Draft.
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be extended to encompass the presence of clearly defined physical features such as
wall, fences, hedgerows and also residential curtilages. The White Lion Pub forms the
former Settlement Boundary edge.
Refer to supporting documentation submitted with representations
SUGGESTED CHANGE TO PLAN
The suggested village boundary must extend to beyond the junction of White Tor
Lane in order to be consistent with Paragraph 4.23 of the Draft Local Plan.
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Legal
Compliant

Sound

Compliant
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Officer Comment

Recommendation

S3,S4,
HC3,HC36 S10

Yes

Yes

Yes

SUPPORT
To support the plan and gain acceptance for the plan by the inspectorate, reconsider
some of the wording of Policy No's S10, S4 & S3. (HC3) It is draconian in detail and any
resident who wishes to self build in fifth tier infill and consolidation Villages would
find it virtually impossible to gain planning approval in these Villages under the
current worded policy. The Inspector may be more inclined to agree the plan if
residents are given a reasonable chance to build in the village they have lived in for a
considerable time and wish to stay in the village but in a smaller home.
The Fifth Tier Village description is very negative (These remaining settlements have a
lack of basic facilities to meet day to day requirements) Many Villages have a wealth
of sustainable facilities, do not underestimate the vitality of small villages to provide
sustainable facilities for all residents.

Comments relating to the settlement
hierachy and the effects this policy
may have on fifth tier settlements are
noted. Policy S3 reflects the outcomes
of the Settlement Hierarchy
Assessment which forms part of the
evidence base. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development and
could therefore be the subject of site
specific allocations for residential
development in order to direct new
development towards the most
sustainable locations. This assessment
included consideration of a number of
social and economic factors including
employment opportunities and
provision of services. Based on this
assessment it is deemed wholly
appripiate to include a tier five which
identifies settlements which are
suitable for some infill and
consolodation in order to distinguish
them from open countryside. The
opportunity for infill and
consolodation will help to safeguard
their vitatility at least in the short to
medium term.

No Change.

S3 Settlement Hierarchy

5712/658

JOHN MINTON

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
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Recommendation

S3

No

No

No

SUPPORT

Comments related to the placement of
Brailsford within the settlement
hierarchy are noted. Policy S3 reflects
the outcomes of the Settlement
Hierarchy Assessment which forms
part of the evidence base. The
settlement hierarchy assessed social
and economic indicators to identify
those settlements which could best
accommodate major development and
could therefore be the subject of site
specific allocations for residential
development in order to direct new
development towards the most
sustainable locations.

No Change.

S3 Settlement Hierarchy

5993/785

Arthur Durham

REPRESENTATION
The policy fails to address the following:1) cl 1.3- reflecting vision and aspiration of Brailsford community
2) cl 1.17 - ignores Brailsford's Neighbourhood Plan
3) cl 1.19 - does not address the sustainability issues of a) types of housing to be
provided b) limited capacity of Brailford's infrastructure (i.e. local primary school,
water and sewerage disposal, medical facility, parks and recreation) c) lack of
employment opportunities in village d) HGV and light vehicle congestion and risks to
pedestrians from speeding vehicles on A52 and Luke Lane e) increased CO2 emissions
that will be generated as a result of collective impact of policies listed above f) loss of
productive "greenfield" areas
SUGGESTED CHANGE TO PLAN
That for the issues listed in para 7 above are mitigated in the Local Plan and that
proposed Neighborhood Plan for Brailsford be adopted.

This assessment included
consideration of a number of social
and economic factors including
employment opportunities and
provision of services. Based on an
assessment of these factors it is
deemed wholly appropiate that
Brailsford is classified as tier 3 village.
Accordingly no changes to policy S3
are reccommended
It is noted that the Brailsford
Neighbourhood Plan is currently being
prepared and has no legal status. This
will be subject to an independent
examination in due course, and will
have to demonstrate how it is
confomity with the Local Plan.
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Legal
Compliant

Sound

Compliant
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S3

Yes

Yes

Yes

SUPPORT
Our client supports the proposed settlement hierarchy which establishes that new
development will be directed towards the most sustainable locations in accordance
with the settlement hierarchy set out within the draft policy. Our client supports the
identification of Brailsford as one of the named ‘Accessible Settlements with Limited
Facilities – Third Tier’ and that the villages identified in this tier provide the best
opportunities outside the first and second tier settlements for greater selfcontainment.

Support for settlement hierarchy
noted.

No Change.

S3 Settlement Hierarchy

2744/39

Richborough
Estates Ltd

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate
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Recommendation

S3

Yes

Yes

Yes

SUPPORT
Review of the local plan by Clifton Parish Councillors. We would like to raise the
following points: 1/ As far as the parish council are concerned they are in agreement
with the amended settlement boundaries for Clifton Policy S3 - Settlement
Development Boundary Clifton (Page 10)

Support for this policy is welcomed.

No Change

S3 Settlement Hierarchy

6058/487

Nicky Taylor
Smith
Clifton Parish
Council

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Compliant
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Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3

Yes

No

Yes

SUPPORT

Comments with regards to the position
of Bonsall in the settlement hierarchy
are noted. Policy S3: Settlement
Hierarchy sets out a clear strategy for
the level of development accepted in
principle in each level of settlement.
All settlements within the District have
been assessed in terms of their key
economic and social characteristics
using a standard methodology in
accordance with the NPPF. Such
factors are important for identifying
their function and ability to address
the Districts future development
needs. The detailed assessment
evidence is set out in the Derbyshire
Dales Settlement Hierarchy paper.

No Change

S3 Settlement Hierarchy

2164/361

Mr and Mrs
Nutting

REPRESENTATION
The exclusion of Bonsall from settlements with a settlement boundary is illogical.
Quite clearly a hierarchy which places Bonsall in a lower category than Sudbury
cannot be sound. No other settlement of this size with the level community facilities
available in Bonsall has been excluded from the list of "accessible settlements".
SUGGESTED CHANGE TO PLAN
Bonsall should be included as an "accessible settlement" and should have a
settlement boundary which includes the property known as Chestnut Farm, at
Uppertown,

Bonsall has been assessed as a fourth
tier settlement in the hierarchy,
accessible settlements with Minimal
facilities. Whilst it is recognised that in
these villages there is a need to meet
local needs for housing and other
economic and community purposes
these villages generally have limited
range of services and facilities and it is
often necessary for local residents to
travel outside the village for most of
their daily needs. The main aim of the
policy is to allow for larger
developments in the first three tiers
and allow for smaller scale
developments considered to be infill
and consolidation in the fourth and
fifth tiers which is well related to the
existing pattern of development and
surrounding land uses. The use of
settlement boundaries in the smaller
settlements would be too restrictive
for small scale developments to take
place and not inaccordance with the
NPPF. No changes are necessary.
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Legal
Compliant

Sound

Compliant
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Cooperate

Representation

Officer Comment

Recommendation

S3 Rowsley
Settlement
Development
Boundary

Yes

No

Yes

SUPPORT

This site is siutated some distance
from the remainder of the built up
area of Rowsley and has a complex
planning history.

No Change

S3 Settlement Hierarchy

5591/660

Sarah Foster
Coverland UK
Ltd

REPRESENTATION
Neither the proposed settlement boundary nor the SHELAA 2016 recognises the
existing planning permission for 5 open market houses (14/00647/VCOND) on the
former petrol filling site on Chatsworth Road (Ref: SHLAA165). The SHELAA,
therefore, erroneously categorises the site as 'undevelopable' and, as such, there has
been no attempt to properly reconsider the Settlement Framework Boundary in light
of the site's planning history and its potential to contribute towards the settlement's
future sustainability. In this respect the Settlement Development Boundary for
Rowsley has not been positively prepared and is not properly justified.
SUGGESTED CHANGE TO PLAN
The permissions in place for the former PFS site on Chatsworth Road extend
development along Chatsworth Road to the north, whilst remaining within walking
distance of the facilities in the village centre.
The Settlement Development Boundary should now, more properly, terminate north
of Lindup Cottage. This would allow the land between the extant permission on the
petrol filling station site and Lindup Cottage to also come forward for development.
The council, in positively considering the site as suitable for 5 open market houses,
has concluded that the location is sustainable, it is also available and deliverable and
the remainder of the land in ownership in combination with the extant permission
could contribute circa 10 units to the District's housing land requirements.
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In July 2016 planning permission was
granted to allow the site to be
developed for 5 open market houses
on the basis that even though the
proposals was outside a Settlement
Boundary it was considered to be
relatively sustainable. Paragraph 4.23
sets out in Criteria (i) that Settlement
Boundaries would be defined by
existing commitments by virtue of an
extant planning permission, for
residential or employment
development on the fringes of
settlements.
Whilst planning permission exists for
this site - its location is not considered
to be necessarily on the fringe of
Rowsley, and to extend the Settlement
Development Boudnary would
incorpoate land which is considered to
be beyond the "natural" limits of
Rowsley.
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Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

4.21

Yes

No

Yes

SUPPORT

Comments relating to develeopment
on the edge of the identified infill and
consolidation villages are noted. Policy
S3 which identified villages for infill
and consolidation reflects the
outcomes of the Settlement Hierarchy
Assessment which forms part of the
evidence base. The settlement
hierarchy assessed social and
economic indicators to group together
settlements with similar characteristics
to determine their role and function.

No Change

S3 Settlement Hierarchy

6190/756

alvin stuart
baker

REPRESENTATION
"Infill and Consolidation Villages" The addition of the phrase "...development...on the
edge of the village...." is a contradiction surely of the designation of these villages and
will leave the plan open to violation of its principles in this case. Furthermore, this
"catch-all" get-out phrase will lead to constant and expensive ( to the Council)
challenges to the plan. It needs to be removed as it is unnecessary and divisive.
SUGGESTED CHANGE TO PLAN
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 new infill development within the village should help
to safeguard their vitality
at least in the short to medium term.
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Within this assessment a fifth tier of
settlements was identified in order to
distinguish them from the wider
countryside and allow the
consideration of small scale
development to help to sustain local
facilities without compromising the
character of the settlements. It is
therefore deemed appropiate for
paragraph 4.21 to allow infill and
consolidation in theses villages and
where appropiate for this to be
located on the edge of the village,
accordingly on chnages to policy S3 are
recommended. Each planning
application would be decided on its
merits and a balanced decision made.
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Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3, HC2

Yes

No

Yes

SUPPORT

Support for the settlement boundary
at Northwood is welcomed. Comments
regarding the lack of allocations with
Northwood are noted. Although there
are no allocations within the
settlement development boundary
applications could come forward.
These would be assessed on their
merits but may provide an opportunity
for some growth within the
settlement. Comments regarding land
at Stancliffe Quarry are also noted. The
suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlinned within the evidence base.
The assessment of the site concluded
that the site is developable. It has
therefore been allocated within the
Plan.The site has also accordingly been
included within the Darley Dale
settlement boundary.

No Change

S3 Settlement Hierarchy

5591/556

Sarah Foster
Coverland UK
Ltd

REPRESENTATION
We support the establishment of a Settlement Development Boundary for
Northwood. However, in the absence of any allocated housing sites within the
boundary, it is questionable whether the settlement can remain sustainable. The
housing land allocation on the Stancliffe Quarry site lies outside of any settlement
boundary, between Northwood and Darley Dale, and despite this and other
constraints, is considered to be sustainable.
SUGGESTED CHANGE TO PLAN
If Stancliffe Quarry is considered sustainable, then other similarly sustainable and
deliverable sites (e.g. SHLAA 164) exist between the two defined settlements that
could contribute towards housing land supply for Northwood in particular.

With regard to SHLAA164 this site has
also been through an extensive
assessment within the SHELAA. This
site was deemed undevelopable due
to its location within an unsustainable
location, in the countryside, and
unrelated to existing settlements. The
Pre Submission version of the Plan
allocates sufficient land to meet the
Objectively Assessed Need for housing.
Accordingly at this stage it is not
considered appropriate to re-evaluate
the suitability of the site for
development.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3

Yes

No

Yes

SUPPORT

This site has been subject to an
thorough assessment through the
SHELAA process and it has concluded
that this greenfield site cannot be
served by a satisfactory access to meet
the Highway Authority's requirements.
In such circumstances it would be
inappropriate for this site to be either
allocated or included within the
Settlement Development Boundary for
Tansley.

No Change

S3 Settlement Hierarchy

6118/187

Mr and Mrs D
Smith

REPRESENTATION
The identification of Tansley as a ‘third tier’ settlement in the Spatial Strategy is
supported (as is the acknowledgement of the Village’s suitability to accommodate
new development to meet local needs housing and other economic or community
purposes).
Aside from the above, my clients cannot support the proposed Settlement Boundary
for Tansley as presently shown on the Proposals Maps owing to the fact that it
excludes their land to the rear of 14-18 The Knoll in the village of Tansley (previously
submitted for consideration for either residential or holiday accommodation purposes
as part of the SHLAA, in response to the Council’s “Call for Sites, referenced 259)
.which directly adjoins the existing built-up area and offers suitable future potential
for either small-scale housing or tourist accommodation to meet local housing or
other needs.
The SHLAA identifies current access limitations as the principal factor preventing the
site from being considered suitable/deliverable – but acknowledges the site could
(subject to securing third party land) achieve access from two public highways.
My clients are confident they can secure acceptable access provision in time.
They are concerned that the Settlement Boundary has been drawn unnecessarily
tightly around this part of the village and this will not provide the flexibility the new
Plan ought to incorporate if is to provide for local housing (and other) needs in the
future. The Council’s historic (and ongoing) failings in delivering and maintaining a
sufficient housing
land supply only serves to emphasise the need for sufficient flexibility to be built in to
the new Plan.
SUGGESTED CHANGE TO PLAN
It is suggested that the wording of Policy S3 is expanded to include a reference to
tourism uses – a growth sector which contributes significantly to the rural economy,
as follows:
“… and other economic, community or tourism purposes”
To address my clients’ objection, the Settlement Boundary for Tansley should be
drawn less tightly around this part of the village (or alternatively amended to include
my clients’ land).
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In terms of the suggested when taking
the plan as a whole there is sufficient
support for development proposals
which benefit the local economy
without any need to make changes to
Policy S3.
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S3

Yes

No

No

SUPPORT

Comments relating to the
overdevelopment of Matlock,
Ashbourne, Wirksworth & Darley Dale
are noted. Consultation with
infrastrucutre providers has been
ongoing throughout the plan
preperation process and no formal
objections have been raised. The Plan
should be read as a whole document.
Policy S11 seeks to ensure that
suitable arrangements will be put in
place to improve infrastructure,
services and community facilities,
where necessary.

No Change

S3 Settlement Hierarchy

6019/686

Jayne Lesley
Howlett

REPRESENTATION
The policy states that development will be directed to the most sustainable locations Matlock, Ashbourne, Wirksworth & Darley Dale. These areas are already
overdeveloped, schools and medical facilities are already overstretched in Matlock
and Darley Dale. More houses will cause further pressure on the A6 corridor. There
are no local jobs so all traffic will be forced along the A6. Development should take
place in areas of the district where there is land, jobs and good (and not over used)
transport links.
More work needs to be done to locate sites for a new village where new schools,
medical facilities, shops and the appropriate mix of housing can be built. I do not
consider that enough effort has been put into finding a suitable site and therefore the
have failed in their duty to co-operate.
SUGGESTED CHANGE TO PLAN
More work needs to be done to locate sites for a new village where new schools,
medical facilities, shops and the appropriate mix of housing can be built.

With regard to a new garden village
the District Council has undertaken
extensive call for sites procedures and
within these no site of sufficient size
has been put forward. The site
proposed by Darley Dale Town Council
was not within the Derbyshire Dales
District.
No change is therefore recommended
to the housing allocations within the
Local Plan.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3

Yes

No

Yes

SUPPORT

The comments in support of the
approach taken in the Local Plan are
welcomed. However whilst Darley Dale
does have a range of services and
facilities, but it does not have the
same degree of services and facilities
as the Tier 1 Market Towns, but is
quite clearly much more sustainable
than the villages identified in Tier 3.
As such it is considered wholly
appropriate for Darley Dale to sit as a
Tier 2 settlement on its own in the
Settlement Hierarchy.

No Change.

S3 Settlement Hierarchy

3752/27

Richard
Crosthwaite
Gladman
Developments
Ltd

REPRESENTATION
The Council has published a ‘Settlement Hierarchy’ as part of its Local Plan which is
supported by an evidence base paper setting out the methodology used and the
outcome of the exercise. It is noted that this paper has been updated since the
Regulation 18 consultation and that the latest version is dated June 2016. In terms of
the methodology, Gladman welcome the Council’s acknowledgement that rural
settlements are not inherently unsustainable. In fact, they can be extremely
sustainable as people are able to access everyday services and facilities within a short
walk whereas within a larger urban area this may not be possible due to the distances
involved.
Paragraph 55 of the Framework seeks to promote sustainable development in rural
areas to maintain and enhance rural vitality and viability. It is essential therefore, that
the needs of the sustainable rural settlements across the district are assessed and a
meaningful level of growth apportioned to them to ensure their ongoing vitality and
viability. This will help to preserve and enhance rural services and facilities and allow
local rural communities to meet their own needs for housing whilst providing much
needed affordable housing in the parts of the district that suffer with the greatest
affordable housing need.
It is important to consider existing services and facilities in a settlement when
assessing their suitability for accommodating new development. Daily needs are
particularly important with a primary school, shop and access to public transport
being the key considerations. It must be recognised that there may be an ability,
through new development, to improve some of these services and facilities,
particularly access to public transport, that should be considered in any settlement
hierarchy exercise as well as the role that new development can play in ensuring
these facilities are maintained and are not lost because of a lack of support.
Whilst it is recognised that some of these villages are small scale and consideration of
the setting and character of the settlement is important, these issues must be
balanced against the needs of the local community for new housing, including
affordable housing and the need to ensure the long term viability of the services and
facilities within the village. It should also be recognised that increasing the number of
sites across the District with allocations for residential development will increase the
rate of housing completions and as a result the ability to maintain a five-year housing
land supply.
The Settlement Hierarchy Evidence Paper sets out the methodology that has
underpinned the hierarchy illustrated in Policy S3. It is noted that the settlement
hierarchy (paragraph 2.3) ‘does not… propose restrictive blanket policies, but put
forward the evidence to support future allocations of development which are
proportionate to the role and function of each settlement’. As a result, it is important
that any policies that are contained within the Plan that relate to the settlement
hierarchy should not be overly restrictive in relation to sustainable development
opportunities that will come forward in and adjacent to a wide range of settlements
across the District.
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It is not considered appropriate to
remove the word 'limited'' from Policy
S3 as the evidence very clearly shows
that there is less facilities in places
such as Tansley, Brailsford and
Doveridge, than Darley Dale.
Development proposals away from the
built area of the main settlements
should only be considered as
countryside locations, and therefore
not being able to meet with the
definition of Sustainable Development.
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It is noted that environmental considerations have been removed from the paper as
part of the latest draft of this document, which addresses several concerns that were
raised by Gladman during the Regulation 18 consultation. This evidence base
document now reflects just social and economic factors and provides a useful
baseline position against which the social and economic dimensions of sustainability
within settlements can be improved as a result of an appropriate allocation of land for
new development within the Local Plan. For example, the allocation of sufficient land
for new development in several settlements will provide the opportunity to improve
their economic and social well-being through the provision of associated new facilities
(enabled through the use of planning conditions, planning obligations or a Community
Infrastructure Levy). In allocating land for development, environmental factors will of
course remain an important factor.
Gladman support the inclusion of both Doveridge and Brailsford within the ‘Accessible
Settlements with Limited Facilities category (third tier)’ of the hierarchy, although we
consider that this tier should become the ‘second tier’ of the hierarchy. The evidence
base makes it clear that some of these settlements outperform others and this will
therefore be a material consideration in relation to sustainability. Indeed, many
settlements within this tier offer a ‘wide range’ of services and facilities rather than
‘limited’ number that the wording of the policy suggests and the title should therefore
be reconsidered. For example, Brailsford benefits from all 8 of the services that have
been assessed as part of the wider evidence gathering exercise undertaken by the
Council. Doveridge also performs well in the assessment of
sustainability contained in the evidence base and has a good range of services and
facilities (6 of the 8 assessed). It is also considered that any lack of services (or
capacity within them) can be mitigated through effective infrastructure planning and
associated S106 or CIL payments. For example, the lack of GP Surgery in Doveridge is
something that can be addressed through a requirement linked to housing land
allocations within the Local Plan. Issues of capacity should not be a constraining factor
on the eventual level of growth directed towards a settlement, the Council should
instead focus on identifying the level of growth required to ensure the improvement
of social, economic and environmental conditions in line with its overarching growth
strategy.
Refer to supporting statement from Gladman
SUGGESTED CHANGE TO PLAN
In terms of Darley Dale, Gladman suggest that this settlement is included within the
‘Tier 1 Settlements’ of the Hierarchy. It is accepted that the settlement does not
perform exactly as the other settlements in Tier 1 do (Ashbourne, Matlock and
Wirksworth). However, it clearly outperforms the other settlements contained in the
evidence base document by some margin.
Darley Dale has a wide range of services and facilities in the town as well as significant
employment opportunities and is located in very close proximity to Matlock (with
good public transport links) which has the higher order facilities that Darley Dale is
lacking. Simply the lack of a town centre or secondary school should not mean that
Darley Dale warrants a tier of the hierarchy of its very own. It could simply be
included within Tier 1 and a suitable level of growth be allocated to it that is
commensurate with its level of services and facilities and capacity for growth. Indeed,
Darley Dale is already grouped with these settlements in relation to ‘Development
Strategy’ through Policy S8

Gladman recommends the deletion of the references in Policy S3 to services being
‘limited’ within the settlements listed in the third tier as is currently drafted. This
would better reflect the evidence base that the Council has prepared. The tier should
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be renamed ‘Accessible Settlements with a good range of services and facilities’.
Furthermore, the Policy should be redrafted to state:
“They will provide for levels of development that will safeguard and where possible
enhance the services and facilities that they provide, whilst having regard to any
environmental constraints.
New development in settlements not listed in the hierarchy, categorised under ‘other
rural settlements’ should be considered on their merits. The reference to
development being ‘strictly limited’ should therefore be deleted. The Framework is
clear that development which is sustainable should go ahead without delay.
Refer to supporting statement from Gladman
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Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3 and HC5

Yes

No

Yes

SUPPORT

Comments regarding the lack of
opportunities for development to
meet the needs of the village within its
physical confines are noted.

No Change

S3 Settlement Hierarchy

6212/128

Mr P Beetham

REPRESENTATION
The emerging local plan identifies Shirley as a village which is suitable for infill and
consolidation and that there is a need for development that is commensurate with
the scale of the village. The centre and north of the village is a conservation area
where there are no opportunities to provide for consolidation or infilling. There are
no opportunities on the south side of the village for consolidation or infill because of
site specific constraints or because the character of the village or its effect on the
conservation area will be significant. There are no brownfield sites in the village which
could be developed.
Shirley has an aging population. 56% of its occupants are aged 45 or over, and 73% of
its properties are occupied by either one or two people. This suggests that there
should be a strong and increasing demand for modest properties suitable for
downsizing within the village.
Over the plan period the number of residents aged over 65 is expected to increase
significantly. This will require an additional 1,182 specialist dwellings for older persons
over the 2013-33 period (59 per
annum). This need is principally for market housing, and forms part of the identified
overall need. The majority of demand for market housing will be for 2 and 3 bedroom
homes. The evidence also points to a strong demand for bungalows from older
households. Given the constraints while also looking to protect the vitality and
viability of the village, small scale housing on the edge of the village must be
considered.
Shirley does not have the capacity to provide the level of development that is
commensurate with the size of the village within the physical confines of the
settlement where this is limited to infill and consolidation of the existing built
framework. Policy HC11 states; ‘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.’
In order to be ‘sound’ the plan should be prepared based on a strategy which seeks to
meet objectively assessed development and infrastructure requirements. It is
considered that, due to the policy constraints acting upon Shirley the identified need
for expansion within the village cannot be met due to conflicting policy requirements.
In particular, Draft Policy S3: Settlement Hierarchy states that fifth tier settlements
such as Shirley can accommodate very limited development. It goes on to say that this
development should take place within the physical confines of the settlement where
this is limited to infill and consolidation of the existing built framework. The Draft
Local Plan does not define a built framework nor a settlement framework for Shirley.
Policy S3 does not allow for development on the edge of settlements.
In order to meet the housing needs of the ageing population within Shirley in line with
Policy HC11, land adjacent to the village will be required to come forward for some
small scale housing development. The constraints of the Conservation Area and the
setting of the conservation area mean that the use of surrounding land is the only
viable way of accommodating the required development albeit limited in scale.
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The Plan should be read as a whole.
Within the preamble text to policy S3
it is stated that within the ten Infill and
Consolidation Villages, which includes
Shirley, that in appropriate
circumstances a small amount of
development would be considered on
the edge of the villages. Each planning
application would be determined on
its merits. The site shown in the plan
was submitted to the call for sites
exercise and has been through an
extensive assessment process as part
of the SHELAA (ref SHLAA159). The
assessment of the site concluded that
the land lies within an area of high
landscape sensitivity and that
development could result in
significant impacts on the settlement
edge and approach, local landscape
character and visual amenity. The
Highways Authority also stated that no
satisfactory access could not be
achieved to the site. The site is
therefore deemed undevelopable. Pre
Submission version of the Plan
allocates sufficient land to meet the
Objectively Assessed Need for housing.
Accordingly at this stage it is not
considered appropriate to re-evaluate
the suitability of the site for
development.
Furthermore in accordance with the
NPPF requirement to significantly
boost the supply of housing the Local
Plan seeks to meet the objectively
assessed needs for housing for the
Derbyshire Dales in full. As such it is
not considered necessary to consider
the allocation of any further sites at
this stage.
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Figure one shows a logical extension to the settlement boundary that could provide
up to 5 dwellings. In light of the result of a public consultation with the residents of
Shirley 5 dwellings was considered
to be a scale commensurate with the size and need of the village. Being 5 dwellings
the site would fall within the 5 dwellings or less small site exemption. The provision of
the land would allow Shirely to meet the requirements of the village through the
provision of 5 market dwellings for older people, built to Code 3 M4(2) building
standard for accessible and adaptable dwellings.
Policy HC5 of the draft local plan allows for development of affordable housing on
sites that would not normally be released for housing development. However, in light
of the example in, Shirely where
constraints of the village limit the land available, it would be more logical for the
policy to be extended to allow market dwellings to be developed on land that would
not normally be released for housing
development, where there is an identified need.
The policy could read;
In exceptional circumstances, or where there is an identified need, planning
permission will be granted for housing on sites that would not normally be released
for housing development.
It is therefore considered that in order to provide the mix and amount of housing the
Tier 5 village of Shirley needs, Policy S3 is too restrictive to meet the demands and
therefore conflicts with Policy HC11, S6, and S10.
Additional documents submitted with form
SUGGESTED CHANGE TO PLAN
A simple way to overcome this would be to alter the wording of Policy HC5 to allow
exception sites where there is an identified need.
The policy could read;
In exceptional circumstances, or where there is an identified need, planning
permission will be granted for housing on sites that would not normally be released
for housing development.
In order to meet the housing needs of the ageing population within Shirley in line with
Policy HC11, land adjacent to the village will be required to come forward for some
small scale housing development. The constraints of the Conservation Area and the
setting of the conservation area mean
that the use of surrounding land is the only viable way of accommodating the
required development albeit limited in scale.
Figure one shows a logical extension to the settlement boundary that could provide
up to 5 dwellings. In light of the result of a public consultation with the residents of
Shirley 5 dwellings was considered
to be a scale commensurate with the size and need of the village. Being 5 dwellings
the site would fall within the 5 dwellings or less small site exemption.
Additional information submitted with form
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Sound
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Representation

Officer Comment

Recommendation

4.21

Yes

No

Yes

SUPPORT

Comments relating to develeopment
on the edge of the identified infill and
consolidation villages are noted. Policy
S3 which identified villages for infill
and consolidation reflects the
outcomes of the Settlement Hierarchy
Assessment which forms part of the
evidence base. The settlement
hierarchy assessed social and
economic indicators to group together
settlements with similar characteristics
to determine their role and function.

No Change

S3 Settlement Hierarchy

6190/645

Alvin Stuart
Baker

REPRESENTATION
From the April Draft Plan re "Infill and Consolidation Villages" a key phrase has been
added:- ........development within, and in appropriate circumstances, on the edge of
the village..... This addition of a "catch-all" phrase invalidates the nomenclature
"Infill and Consolidation Villages" and furthermore will lead to numerous attempts to
breach the spirit of the Plan in its attempt to control development in rural areas.
These attempts will inevitably result in expensive appeals and legal challenges. The
Council either has to remove this ambiguous phrase or, at the very least, clarify and
define exactly in the Plan what these "appropriate circumstances" are.
SUGGESTED CHANGE TO PLAN
Paragraph 4.21 should be re-drawn as: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 new infill development within the village
should help to safeguard their vitality at least in the short to medium term.
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Within this assessment a fifth tier of
settlements was identified in order to
distinguish them from the wider
countryside and allow the
consideration of small scale
development to help to sustain local
facilities without compromising the
character of the settlements. It is
therefore deemed appropiate for
paragraph 4.21 to allow infill and
consolidation in theses villages and
where appropiate for this to be
located on the edge of the village.
Each planning application would be
decided on its merits and a balanced
decision made.
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S3
(Northwood).

Yes

No

Yes

SUPPORT

This area of land has been excluded
from the Settlement Boundary of
Northwood in the adopted plan, and
there appears to be no change in
circumstances that would suggest that
it appropriate to now include it within
the Settlement Boundary.

No Change

S3 Settlement Hierarchy

2164/356

Mr J Hughes

REPRESENTATION
The peculiar exclusion of a small parcel of land from the settlement boundary of
Northwood is illogical and inconsistent. This parcel of land is domestic garden land
occupied as such in association with 113 Northwood Lane and is surrounded by land
within the defined settlement boundary.
Paragraph 4.23 of the Local Plan sets out the criteria that have been used to define
the extent of the settlement development boundaries. Clearly the criteria have not
been applied consistently or properly in regard to the exclusion of this site.
The approach taken in regard to this parcel of land is unique and in no other
settlement has a there been a similar exclusion of land. There is nothing significant
about this parcel of land which justifies its exclusion. In other settlements, such small
open spaces, even those of greater significance, have not been excluded.
It is illogical that it should be excluded.
SUGGESTED CHANGE TO PLAN
Include this parcel of land within the settlement boundary of Northwood
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S3

Yes

No

No

SUPPORT
No comment

Comments relating to the
overdevelopment of Matlock,
Ashbourne, Wirksworth & Darley Dale
are noted. Policy S3 reflects the
outcomes of the Settlement Hierarchy
Assessment which forms part of the
evidence base. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development and
could therefore be the subject of site
specific allocations for residential
development in order to direct new
development towards the most
sustainable locations. This assessment
included consideration of a number of
social and economic factors including
employment opportunities and
provision of services. Based on an
assessment of these factors it is
deemed wholly appropriate that the
majority of development be directed
to the most sustainable locations of
the market towns and the local service
centre of Darley Dale.

No Change

S3 Settlement Hierarchy

2747/675

Archie Walker

REPRESENTATION
POLICY S3: SETTLEMENT HIERARCHY states: “Proposals for new development will be
directed towards the most sustainable locations in accordance with the following
settlement hierarchy – Matlock, Ashbourne, Wirksworth and Darley Dale”
These locations already have significant and increasing problems with existing overdevelopment as laid out below.
It then goes on to make a statement about "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.”
However the unsustainable pressures of over development and increased promotion
of the Derbyshire Dales in addition to the Peak District, particularly on the A6
corridor, would suggest that this is precisely where development should take place. A
sensible solution would be to focus on a "Garden Village" in the south of the district
and as this has not been seriously considered the Plan is not "fit for purpose". At no
stage has the Council engaged seriously and proactively with neighbouring councils to
attempt to locate a suitable site for a Garden Village, it is therefore not compliant
with its “duty to cooperate”.
It has not been “positively prepared” because it actively avoids addressing the most
appropriate strategy and is therefore not “justified”.
The Plan is “not sound” because it concentrates development in the Matlock/A6
corridor which as previously stated is already over-developed and given the intense
geographical constraints which create a “pinch-point” in this area of the narrow
Derwent valley, already results in daily traffic problems at a major gateway to the
Derbyshire Dales, Chatsworth and the Peak National Park.
There are also insufficient employment prospects in the area now or in the
foreseeable future whilst the demand is significantly greater in the south of the
district along the A50 with its excellent communication with major employees such as
Rolls Royce, Toyota, Derby University and the new retail parks.
Matlock, Wirksworth, Ashbourne and Darley Dale are already home to nearly 50% of
the population of the district which for such a small area is disproportionate when
you look at the large under populated parts of the rest of the district.
Having sat at a number of public meetings and seen the desperate struggle to just
about find sufficient development sites to satisfy the requirement for 6,440 houses it
is highly unlikely that this target will actually be fulfilled. The Plan is therefore “not
effective”.
SUGGESTED CHANGE TO PLAN
The Local Plan should be sent back for revision with an instruction to seriously and
aggressively explore the option of a Garden Village in the south of the District.
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With regard to a new garden village
the District Council has undertaken
extensive call for sites procedures and
within these no site of sufficient size
has been put forward. The site
proposed by Darley Dale Town Council
was not within the Derbyshire Dales
District.
No change is therefore recommended
to the housing allocations within the
Local Plan.
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Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

4.12-4.22
S3

Yes

No

Yes

SUPPORT

All settlements within the District have
been assessed in terms of their key
economic and social characteristics
using a standard methodology in
accordance with the NPPF. Such
factors are important for identifying
their function and ability to address
the District's future development
needs. The detailed assessment
evidence is set out in the Derbyshire
Dales Settlement Hierarchy paper.
Proposals for new development will be
directed towards the most sustainable
locations in accordance with the
settlement hierarchy.

No Changes

S3 Settlement Hierarchy

5353/323

Wagstaffe
Family Trust

REPRESENTATION
There is no evidence to support a positive approach to meeting the development
needs of the District. With regard to housing there is no objective approach to identify
sustainable sites that are required to meet the OAHN. Instead the overreliance on
quarry sites is put forward as an apparently only option which is unsupported by
evidence and is unjustified. Consequently the Plan is unsound and unlikely to be
effective. The principle of directing development to the largest settlements is
generally accepted. However, it is questioned why Darley Dale should not be treated
as a first tier settlement when it has a greater population than Wirksworth? Whilst it
might be argued that it currently has less facilities and services than the other market
towns that is a failure of planning that should be recognised and addressed. For
example, in the past, proposals on land at the heart of the settlement for shops,
offices and community facilities have been refused planning permission. The
possibility still exists to allocate land around the DFS site for retail and community
uses, but for no obvious reason, the opportunity has been ignored. In reality Darley
Dale has long been a suburb of Matlock. Indeed until 1974 it formed part of the old
Matlock UDC, as did Matlock Bath and Cromford. Historically development spread
along the A6 corridor, particularly, during the last century, in the direction of Darley
Dale. The strategy of locating development alongside an acknowledged public
transport corridor would be logical and highly sustainable. The previous â€œgreen
gapâ€ policy should be abandoned and a more thorough assessment of
development opportunities as well as landscape constraints should be undertaken.
Failure to do so as part of the preparation of the Local Plan leads inevitable to the
criticism that it was not positively prepared. It is proposed that Darley Dale be a First
Tier Settlement.
SUGGESTED CHANGE TO PLAN
The principle of directing development to the largest settlements is generally
accepted. However, it is questioned why Darley Dale should not be treated as a first
tier settlement when it has a greater population than Wirksworth? Whilst it might be
argued that it currently has less facilities and services than the other market towns
that is a failure of planning that should be recognised and addressed. For example, in
the past, proposals on land at the heart of the settlement for shops, offices and
community facilities have been refused planning permission. The possibility still exists
to allocate land around the DFS site for retail and community uses, but for no obvious
reason, the opportunity has been ignored.
In reality Darley Dale has long been a suburb of Matlock. Indeed until 1974 it formed
part of the old Matlock UDC, as did Matlock Bath and Cromford. Historically
development spread along the A6 corridor, particularly, during the last century, in the
direction of Darley Dale. The strategy of locating development alongside an
acknowledged public transport corridor would be logical and highly sustainable. The
previous “green gap” policy should be abandoned and a more thorough assessment
of development opportunities as well as landscape constraints should be undertaken.
Failure to do so as part of the preparation of the Local Plan leads inevitable to the
criticism that it was not positively prepared.
It is proposed that Darley Dale be a First Tier Settlement.
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Whilst it is recognised that the
population of Daley Dale is larger than
that of Wirksworth, Paragraph 3.5 of
the Settlement Hieracrhy paper
identifies that 'Darley Dale is of a
different order to other settlements in
the District. It is an urban area or town
rather than a rural village and contains
facilities such as Whitworth Hospital,
Whitworth Institute and Whitworth
Park which attract users from outside
the settlement. However, unlike
Ashbourne, Matlock and Wirksworth it
does not possess a town centre or
secondary school. Bus services to
Matlock and Bakewell pass through
Darley Dale, but bus routes do not
radiate from it in the same way as they
do from Ashbourne or Matlock. Based
upon this analysis of the social and
economic characteristics of the
settlement of Darley Dale it is
recommended that no changes to its
position within the Settlement
Hierachy is required.
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APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3 Settlement
hierarchy, S4
Development
within defined
settlement
boundaries

Yes

No

Yes

SUPPORT

It is not necessary to modify any of
these policies as Policy S1 sets out the
District Council's position with regards
to the presumption in favour of
sustainable development.

No Change

S3 Settlement Hierarchy

2763/555

Anthony Lewis

REPRESENTATION
National policy
To be considered ‘sound’, a Local Plan must be consistent with national policy. In our
view, the Derbyshire Dales Local Plan does not currently do so because its policies do
not take a sufficiently positive approach to sustainable windfall development.
The National Planning Policy Framework requires that:
• “Local Plans should meet objectively assessed needs, with sufficient flexibility to
adapt to rapid change…” (paragraph 14, emphasis added);
• Policies in Local Plans should follow the approach of the presumption in favour of
sustainable development so that it is clear that development which is sustainable can
be approved without delay. All plans should be based upon and reflect the
presumption in favour of sustainable development, with clear policies that willguide
how the presumption should be applied locally.” (paragraph 15, emphasis
added);
• “boost significantly the supply of housing…” (paragraph 47);
• “Housing applications should be considered in the context of the presumption in
favour of sustainable development.” (paragraph 49);
• “plan for a mix of housing based on current and future demographic trends, market
trends and the needs of different groups in the community (such as, but not limited
to, families with children, older people, people with disabilities, service families and
people wishing to build their own homes)” (paragraph 50 and also paragraph 159,
emphasis added).
In addition to the Framework, Government policy seeks to particularly encourage
smallscale builders and self-builders. This is reflected in the Self-build and Custom
Housebuilding Act 2015, and in other recent announcements by the Government. It is
reflected in the Framework’s requirement to plan for people wishing to build their
own
homes (paragraphs 50 & 159).
In light of the above policies, it is necessary for the Local Plan to reflect a positive
approach towards small-scale sustainable windfall housing developments, in order to
meet the consistency ‘test of soundness’.
Application of national policy by the Inspectorate and Courts
Numerous appeal decisions across the country have allowed development adjoining
settlement boundaries, even with a newly adopted Plan, if the proposals are
demonstrably ‘sustainable development’. These decisions have been supported by
the courts as reflective of the National Planning Policy Framework’s ‘presumption in
favour of sustainable development’. In light of this, settlement development
boundaries can no longer be regarded as an immutable barrier to development.
Case law has confirmed that the presumption in favour of sustainable development
remains an important material planning consideration even when a Local Plan is upto-date. To avoid tension with communities having the impression that the
presumption is ‘over-ruling’ their Local Plan, it is important that the presumption is
clearly embedded in the Local Plan in
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the first place.
Inadequacy of the Local Plan
In relation to the above, the Derbyshire Dales Local Plan is inadequate because it
takes an overly restrictive approach towards sustainable windfall development
adjoining settlement
boundaries. Specific policies in the Plan are inadequate for the following reasons:
Policy S3 (Settlement Hierarchy)
The last three paragraphs of Policy S3 state that:
“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 countryside. Settlement boundaries for First, Second and Third Tier settlements
are defined on the Proposals 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. 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).”
In relation to fourth and fifth tier settlements, the policy provides an element of
flexibility that allows sustainable development adjoining settlements, in accordance
with the Framework.
However the policy does not apply the same element of flexibility for the first, second
and third tier settlements. Instead it strictly limits development outside settlement
boundaries to only that which has an essential need to be located in the countryside.
This does not provide the flexibility necessary to fully reflect the ‘presumption in
favour of sustainable development’ in the Local Plan.
SUGGESTED CHANGE TO PLAN
To make the Plan ‘sound’, we suggest that policies S4, S5 and HC1 are amended to
reflect the presumption in favour of sustainable development.
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APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3

Yes

No

Yes

SUPPORT

The identification of deliverable and
developable sites in the Derbyshire
Dales Local Plan has been through a
thorough exercise and there are other
assumptions built into the review of
the overall housing figures that take
account of lapse rates such that the
District Council can be confident about
the deliverability of sites over the
period of the Local Plan. On the basis
that the OAN figure can be achieved
with the allocations identified and the
allocated sites are incorporated within
the defined settlement development
boundaries it is not considered
necessary to allow any more flexibility
in those settlements with defined
settlement development boundaries.
Policy S3 does however allow flexibility
in the lower tier settlements to allow
for growth to help sustain existing
services and facilities in these
locations.

No Change.

S3 Settlement Hierarchy

4794/75

Sue Green
Home Builders
Federation Ltd

REPRESENTATION
One other question is whether or not the overall capacity within the proposed
settlement boundaries is sufficient to satisfactorily accommodate the minimum
housing requirement for the District. If the proposed settlement boundaries are too
tightly drawn there will be no flexibility and sustainable development will be
prevented from coming forward since development outside the settlement
boundaries is restricted.
Although the HBF would not wish to comment on the merits or otherwise of
individual sites contained within the Council’s housing trajectory it is critical that the
Council’s assumptions on lapse rates / non implementation allowance, lead in times
and delivery rates contained within its calculations are correct and realistic to provide
sufficient flexibility in its land supply. These rates should be supported by parties
responsible for delivery of housing.
When allocating sites the Council is reminded that to maximize housing supply the
widest possible range of sites, by size and market location are required so that house
builders of all types and sizes have access to suitable land in order to offer the widest
possible range of products. The key to increased housing supply is the number of sales
outlets. The maximum delivery is achieved not just because there are more sales
outlets but because the widest possible range of products and locations are available
to meet the widest possible range of demand.
SUGGESTED CHANGE TO PLAN
It is suggested that more sites are allocated drawn from omission sites been
promoted by other parties and / or the wording of Policy S4 is amended to be more
flexible to allow development abutting settlement boundaries in the higher tier
settlements of Policy S3.
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APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

S3

Yes

Yes

Yes

SUPPORT
Support the inclusion of Longford as a fifth tier settlement given there is considered
to be sufficient space for infilling and consolidation within the confines of the existing
settlement. The overall scale of development that could be accommodated would be
commensurate to the size of the settlement and reflect it position in the settlement
hierarchy.

Support welcomed

No Change

S3 Settlement Hierarchy

3215/258

Mr Tim Pywell

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
Fully support the Settlement Boundary for Ashbourne, which shows the important
open spaces which separates the 'top' town from the lower town centre being
excluded from the settlement boundary. This should ensure that the important open
spaces alongside Derby Road are protected from development (it is crucial that the
important views of these open spaces from the town centre are maintained for the
future, to preserve the character of the town)

Support for the settlement
development boundary at Ashbourne
is welcomed.

No Change

S4 Development Within Defined Settlement Boundaries

6238/422

Dorsan Baker

S4

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

no

yes

SUPPORT

It is considered that the criteria set out
in both the first and second part of
Policy S4 set out the key
considerations that need to be taken
into account when assessing planning
applications within the defined
Settlement Development Boundaries,
and are set out in such a way that
make it clear when proposals will/will
not be considered acceptable by the
District Council, taking account of all
the relevant evidence about levels of
housing development required, the
sensitivty of the landscape to be able
to accopmmodate new developent
across the plan area and the other
features of the area that are unique to
its charcater and appearance including the numerous heritage
assets.

No Change

S4 Development Within Defined Settlement Boundaries

2763/804

Anthony Lewis

S4

yes

REPRESENTATION
National policy
To be considered ‘sound’, a Local Plan must be consistent with national policy. In our
view, the Derbyshire Dales Local Plan does not currently do so because its policies do
not take a sufficiently positive approach to sustainable windfall development.
The National Planning Policy Framework requires that:
• “Local Plans should meet objectively assessed needs, with sufficient flexibility to
adapt to rapid change…” (paragraph 14, emphasis added);
• Policies in Local Plans should follow the approach of the presumption in favour of
sustainable development so that it is clear that development which is sustainable can
be approved without delay. All plans should be based upon and reflect the
presumption in favour of sustainable development, with clear policies that willguide
how the presumption should be applied locally.” (paragraph 15, emphasis
added);
• “boost significantly the supply of housing…” (paragraph 47);
• “Housing applications should be considered in the context of the presumption in
favour of sustainable development.” (paragraph 49);
• “plan for a mix of housing based on current and future demographic trends, market
trends and the needs of different groups in the community (such as, but not limited
to, families with children, older people, people with disabilities, service families and
people wishing to build their own homes)” (paragraph 50 and also paragraph 159,
emphasis added).
In addition to the Framework, Government policy seeks to particularly encourage
smallscale builders and self-builders. This is reflected in the Self-build and Custom
Housebuilding Act 2015, and in other recent announcements by the Government. It is
reflected in the Framework’s requirement to plan for people wishing to build their
own
homes (paragraphs 50 & 159).
In light of the above policies, it is necessary for the Local Plan to reflect a positive
approach towards small-scale sustainable windfall housing developments, in order to
meet the consistency ‘test of soundness’.
Application of national policy by the Inspectorate and Courts
Numerous appeal decisions across the country have allowed development adjoining
settlement boundaries, even with a newly adopted Plan, if the proposals are
demonstrably ‘sustainable development’. These decisions have been supported by
the courts as reflective of the National Planning Policy Framework’s ‘presumption in
favour of sustainable development’. In light of this, settlement development
boundaries can no longer be regarded as an immutable barrier to development.
Case law has confirmed that the presumption in favour of sustainable development
remains an important material planning consideration even when a Local Plan is upto-date. To avoid tension with communities having the impression that the
presumption is ‘over-ruling’ their Local Plan, it is important that the presumption is
clearly embedded in the Local Plan in
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Policy S1 makes it clear in the first line
that the District Council will take a
positive approach to development
proposals that reflects the
presumption in favour of sustainable
development as set out in the NPPF.
It is therefore considered that the plan
when taken as a whole does provide a
positive appraoch to meeting the
requirements of all relevant aspects of
the NPPF.
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the first place.
Inadequacy of the Local Plan
In relation to the above, the Derbyshire Dales Local Plan is inadequate because it
takes an overly restrictive approach towards sustainable windfall development
adjoining settlement
boundaries. Specific policies in the Plan are inadequate for the following reasons:
Policy S4 (Development within defined settlement boundaries)
This policy is worded so that almost any scheme may be refused. There is a real
danger that the policy will be used by objectors to schemes to make it very difficult
for Derbyshire Dales Council to meet its housing requirements. In our view, it fails
both the ‘consistent with national policy’ and the ‘effective’ tests of soundness.
SUGGESTED CHANGE TO PLAN
To address this, we suggest that the policy should be amended to be positively rather
than negatively worded, in accordance with good practice guidance. For example, the
first line of the policy should be amended as follows:
“Within the defined settlement boundaries (Policy S3), planning permission will be
granted for developmentthat meets the following criteria"
The bullet points (a) – (g) that follow are better expressed as positive requirements,
rather than as a list of reasons for refusal.
Similarly, the second paragraph should be amended as follows:
“Where development accords with the principles listed above, it will be permitted if:”
These suggested changes will assist the Local Plan to delivering the Council’s
development requirements, and minimises the risk of the policy being used to refuse
otherwise sustainable developments
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

The purpose of these two criteria is to
ensure that development proposals
take adequate account of the existing
built development acrosss the plan
area - it is considered that having a
policy which does not seek to retain
the best quality buildings from being
lost, especially where they are
impotant in the street scene or have
historic signifcant (but not necessaily
listed) could have an adverse impact
upon the character and appearance of
the plan area. Similarly to allow
extensions to existing buildings that
are disproportionate in size and scale
could have an adverse imapct upon
the character and apperance of not
only the building but alos the location
in wihich it is situated. Uncontriolled
both would run contrary to the tehem
of the Local Plan of Protecting
Derbyshire Dales Character.

No Change

S4 Development Within Defined Settlement Boundaries

2164/368

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

S4

Yes

REPRESENTATION
The policy requires that•
in the case of proposals to re-use an existing building or buildings, these
arappropriately located and 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 extensions to buildings, it does not result in a disproportionate
increase in the scale, form or footprint of the original building;
Given that this policy only applies to sites within the settlement boundaries, the
above requirements are unduly restrictive and unnecessary.
SUGGESTED CHANGE TO PLAN
Delete the above requirements from policy S4
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

Comments regarding settlement
boundaries and lower tier settlements
are noted. Allocations for new
residential development within the
Local Plan is limited to those
settlements in Tier 1 to 3 and as such
the identified settlement boundary
includes the proposed allocations.
Tiers 4 & 5 of the settlement hierarchy
are significantly smaller in scale and
there are only limited development
opportunities in these locations. The
Local Plan seeks to provide some
flexibility in these locations which do
not have settlement boundaries to
allow for small scale infill and
consolidation development to take
place. This approach is wholly in
accordance with the NPPF guidance.
No change is considered necessary.

No Change

S4 Development Within Defined Settlement Boundaries

6092/115

Emma L Thacker

S4

Yes

REPRESENTATION
Although it is important to define settlement boundaries especially for higher tier
settlements, given that some limited growth is to be allowed within lower tier
settlements it is necessary to ensure that policies allow for suitable sustainable
development to come forward within these settlements. Unless each of these
settlements contains a settlement boundary that affords the opportunity of providing
smaller scale development in accordance with Policy S3 then the application of Policy
S5i which controls development in the open countryside would significantly limit
windfall schemes coming forward in tier 4 and tier 5 settlements which would
contribute to the overall housing requirement and allow the objectives in Policy S3 to
be attained
SUGGESTED CHANGE TO PLAN
Accordingly either Policy S4 should apply to lower tier settlements as well or Policy S5
would need to allow for small scale development to come forward within lower tier
settlements above and beyond the limitations presently set out.
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

Comments regarding the settlement
boundary at Brailsford are noted. As
outlined within the preamble to policy
S4 (paragraph 4.23) the settlement
development boundaries have been
drawn to include allocations. The
criteria for inclusion within the
boundaries is clearly outlined within
paragraph 4.23.

No Change.

S4 Development Within Defined Settlement Boundaries

453/97

Michael Cannon

map S3
Brailsford

Yes

REPRESENTATION
Objection is raised to the proposed settlement boundary for Brailsford which should
be redrawn to exclude the proposed allocations HC2e, HC2f and HC2h, for the
reasoning set out under Policy HC2
SUGGESTED CHANGE TO PLAN

214

Chapter 4 Page 38

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

It is considered that the criteria set out
in Policy S4 set out the key
considerations that need to be taken
into account when assessing planning
applications within the defined
Settlement Development Boundaries,
and are set out in such a way that
make it clear when proposals will/will
not be considered acceptable by the
District Council, taking account of all
the relevant evidence about levels of
housing development required, the
sensitivity of the landscape to be able
to accommodate new development
across the plan area and the other
features of the area that are unique to
its character and appearance including the numerous heritage
assets.

Delete Reference to HC10 and
make it HC11 in sub section b)

S4 Development Within Defined Settlement Boundaries

3752/26

Richard
Crosthwaite
Gladman

S4

Yes

REPRESENTATION
The Policy is overly prescriptive and contrary to the NPPF in a number of areas.
Gladman objects to Policy S4. The policy relates to development within settlement
boundaries. The use of settlement limits to arbitrarily restrict suitable development
from coming forward on the edge of settlements would not accord with the positive
approach to growth required by the Framework. This applies to all settlements
whether named within the “Settlement Hierarchy” or not. Gladman would be
opposed to the definition of the settlement edge if this would preclude appropriately
sited and sustainable development coming forward to meet the District’s housing
needs, in accordance with the ‘Presumption in Favour of Sustainable Development’.
Proposals that are sustainable should go ahead without delay. An overly restrictive
approach could result in a plan
that is not positively prepared or effective.
Gladman is of the view that Policy S4 is overly prescriptive and inconsistent with the
policy emphasis contained within the Framework. The approach of requiring
proposals for development to conform
to such a wide range of criteria in order for planning permission to be granted would
act to restrict the authority from applying a balanced judgement between the three
dimensions of sustainable development on a case by case basis.
A number of more specific areas of concern in relation to Policy S4 are set out below.
Bullet point 2 refers to the protection and enhancement of heritage assets. Section 12
of the Framework provides the basis on which local planning authorities should plan
for the conservation and enhancement of the historic environment. Here, an
important distinction is made between ‘designated’ and ‘non-designated’ heritage
assets. As currently drafted, Policy S4 does not reflect this important distinction, in
particular the different balancing exercises that a local authority must
undertake when assessing planning applications that affect such assets. Paragraphs
134 and 135 are of particular relevance. 133 is also of importance.
Bullet Point 5 refers to the Derwent Valley World Heritage Site and its buffer zone. It
seeks to ‘protect’ this area. The Framework understandably seeks to provide great
weight to the conservation of important designated heritage assets such as World
Heritage Sites. Notwithstanding this, the Framework seeks a more proactive approach
from local authorities than
to simply ‘protect’ them. Furthermore, an exercise must be undertaken by local
authorities to determine a proposal against its particular significance to that asset.
Paragraphs 137 and 138 of the NPPF are relevant.
Bullet point 8 refers to the highway network. The emphasis of this bullet point is in
conflict with permissive approach contained paragraph 32 of the Framework, which
seeks to enable development unless its residual cumulative impacts are severe.
SUGGESTED CHANGE TO PLAN
Sub section a) should be amended to allow greater flexibility for innovative design
and good design. In particular, the policy should aim to better reflect the emphasis of
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In terms of the specific elements of the
policy;
a) the term compatible - does not
mean that innovative design is ruled
out as being inappropriate
development
b) The HEDNA makes it clear that the
mix of housing to meet the future
needs of the local community should
be different to the current mix any
movement away from this mix will
have the potential of further
exacerbating the affordability of
housing across Derbyshire Dales - the
policy should, however cross-refer to
HC11 and not HC10
c) Appropriate area of amenity space
could be interpreted with the flexibility
on a case by case basis as this
representation sets out.
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paragraphs 63 and 65
of the Framework.
Sub Section b) - It is therefore requested that this criterion be deleted. Sub section b)
indicates that it relates to proposed policy HC10. It is believed that this is an error and
that it should instead be making reference to policy HC11 ‘Housing Mix and Type’.
Gladman are of the firm belief that the most appropriate mix of housing should be
determined on a site by site basis to ensure that flexibility is maintained. This
approach would enable the delivery of a mix of unit size and tenure that suits the
prevailing local circumstances when a planning application is assessed and enable
deliverable and viable schemes to come forward. The needs that are highlighted in
the Council’s current strategic housing market assessment (reflected within Policy
HC11) provide a snapshot in time and do not necessarily represent the correct mix of
housing that would be required on a particular site at the time of any future planning
application.
Sub section c) requires amendment and clarification. It refers to the provision of an
‘appropriate area’ of private amenity space. Any such requirement should be clearly
justified within the Council’s evidence base to provide clarity to applicants. As
currently drafted, it is unclear as to what the Council would constitute an appropriate
area of private amenity space? In a village or town setting, there are often examples
of good design where private amenity space is limited. There are also circumstances
where lower levels of private amenity spaces can be mitigated by the availability of
good quality public open space within reasonable walking distance of such
development. There is an opportunity for this policy to recognise that land adjacent to
defined boundaries can contribute towards the sustainable development of
settlements. It is therefore recommended that this policy is re-framed to reflect such
opportunities. This would support the Council in demonstrating consistency with the
Framework and proposed local plan policies S1 and S2. As a result, the policy name
would also need to be updated to reflect this position (i.e. “Development Within and
Adjacent to Defined Settlement Boundaries”).
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
The following draft Policies are supported in terms of their positive benefits for health
and wellbeing:
S4: Development within Defined Settlement Boundaries

Support for policy S4 welcomed and
noted.

No Change.

S4 Development Within Defined Settlement Boundaries

2745/808

Steve Buffery

S4

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

Paragraph 4.23 sets out the definition
for defining Settlement Development
Boundaries. Criteria (i) requires all
'existing commitments by virtue of an
extant planning permission, for
residential or employment
development on the fringes of
settlements' to be included within the
boundaries. The area of land identifed
above in this representation, including
land at Bentley Bridge and the
extension of the area both have an
extant permission for residential
development and whilst the conditions
on the planning permission exclude
these fields from any development
proposals the approach taken to
including the extent of the extant
planning permssion is in accordacne
with Criteria (i) as set out in Paragraph
4.23 and are therefore included within
Matlock Settlement Development
Boundary.

No Change

S4 Development Within Defined Settlement Boundaries

1048/326

Christine and
Alan Piper

4.23

No

REPRESENTATION
The Draft Local Plan should be amended to show the buffer fields as outside the
Settlement Boundary and designated as areas of high landscape sensitivity like the
Conservation Area itself. Similar considerations apply to the paddock area on the
upper slope to the east of the Bentley Bridge development.
SUGGESTED CHANGE TO PLAN
We consider the inclusion within the Matlock Settlement Development Boundary of
the three buffer fields between the Lumsdale Conservation Area and Schedule
Ancient Monument, to the south, and the Bentley Bridge development, to the north,
to be defective and unsound because it fails to comply with the criteria for defining
the extent of the Boundary as set out in paragraph 4.23 of the Draft local Plan. It is
undeliverable for the reasons set out in detail in letters written to you by Julian
Burgess today and on 7th January 2016.
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Sound
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No

Yes

SUPPORT

Comments regarding the settlement
boundary for Rowsley are noted. The
Settlement Boundaries have been
drawn using specific criteria as set out
in paragraph 4.23. The additional two
houses which have been requested to
be included in the boundary do not
accord with the definition set out
under paragraph 4.23. The cottages
are separated from the main
settlement by areas of open land
between the Methodist Church and
Sunny Lea, which does not represent a
continuation of development from the
main settlement. The criteria within
paragraph 4.23 is set out in
accordance with the core principles in
the NPPF and therefore it is
considered that no changes to the
settlement boundary of Rowsley are
necessary.

No Change

S4 Development Within Defined Settlement Boundaries

4156/240

Kath Potter
Rowsley Parish
Council

S3-Rowsley
Map

Yes

REPRESENTATION
I query the red line suggesting that the Methodist Chapel is the end of Rowsley village
(which we wrote in about previously and Mr. Church, the agent for the land owner
did the same after he had attended Rowsley PC and asked for support that the line
omitted a further 2 houses on Chatsworth Road and between these 2 houses used to
be a garage but is in the land ownership of Peter Hunt) Thus we requested that the
furthest of these 2 houses be the end of Rowsley village. As a Parish Council we were
worried that if this land was not included in the Settlement of Rowsley it would
remain an eyesore for evermore and to this end we requested that it be included.
SUGGESTED CHANGE TO PLAN
Amend Rowsley Settlement Boundary as requested.
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Sound
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Officer Comment
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No

Yes

SUPPORT

It is considered that the criteria set out
in Policy S4 set out the key
considerations that need to be taken
into account when assessing planning
applications within the defined
Settlement Development Boundaries,
and are set out in such a way that
make it clear when proposals will/will
not be considered acceptable by the
District Council, taking account of all
the relevant evidence about levels of
housing development required, the
sensitivity of the landscape to be able
to accommodate new development
across the plan area and the other
features of the area that are unique to
its character and appearance including the numerous heritage
assets. It is not considered, therefore
necessary to make any further changes
to the policy.

No Change

S4 Development Within Defined Settlement Boundaries

5924/158

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

S4

Yes

REPRESENTATION
We welcome the change to Policy S4 for the settlement boundary to reflect the new
proposed allocations within the plan. We would suggest that the land to the southwest of Brailsford at ‘Brailsford Green’ should be so allocated and then fall into this
category.
The 8 ‘bullet point’ criteria which follow the list of conditions a) to g) appear to set a
series of idealistic but potentially insurmountable hurdles which few proposals could
meet and to some extent repeat the in criteria a) to g). A further 3 criteria a) to c)
restrict opportunities still further. Criterion b) refers to housing to meet ‘local needs’
which is at odds with the wider objectives of the Government in requiring Local Plans
to cater for objectively assessed housing needs, not just local needs. We would
suggest that this policy needs to be simplified and the criteria incorporated into a
single list.
SUGGESTED CHANGE TO PLAN
We would suggest that this policy needs to be simplified and the criteria incorporated
into a single list.

The site at Brailsford Green was
subject to a detailed assessment
through the SHELAA process. It was
considered that development would
have an impact upon the Conservation
Area, and the landscape character in
this area of the village, and is not
required in order to the five year
supply of land for housing.
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Legal
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Officer Comment
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Yes

Yes

SUPPORT
It is noted that this policy remains the same and it is understood that DDDC considers
that the Plan will be read as a whole and that historic environment matters addressed
in NPPF Para.133 will be adequately addressed through other Plan policies.

Comments Noted

No Change

S4 Development Within Defined Settlement Boundaries

5687/195

Rosamund
Worrall
Historic England

S4

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
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Sound
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No

Yes

SUPPORT

Paragraph 4.3 sets out the definition
for defining Settlement Development
Boundary. Criteria (i) requires all
'existing commitments by virtue of an
extant planning permission, for
residential or employment
development on the fringes of
settlements' to be included within the
boundaries. The area of land identifed
in this representation, including land
at Bentley Bridge and the extension of
the area both have an extant
permission for residential
development and are therefore
included within Matlock Settlement
Development Boundary. It is
recommended that no changes are
necessary.

No Change

S4 Development Within Defined Settlement Boundaries

5927/365

Julian Burgess

4.23

No

REPRESENTATION
The inclusion within the Matlock Settlement Development Boundary of the three
buffer fields shown edged green on the enclosed plans is defective and unsound
because it fails to comply with the criteria for defining the extent of the Boundary as
set out in paragraph 4.23 of the Draft Local Plan. The fields are
"paddocks....separated from the mail curtilage by a physical boundary" (4.23 (v)) and
they are clearly defined by walls, fences (or) hedgerows" (4.23(iii)). There are also,
most importantly, an open area....which contributes to the character or setting of a
settlement and (should be) excluded to safeguard their use (as agricultural land) and
to maintain their contribution to the wider landscape setting" (4.23 (vi).
Although the three fields technically fall within the boundary of an existing Outline
Planning Permission (14/000482/OUT), the terms in which such permission was
sought by Wildgoose Construction, (saying expressly "No residential development"),
and the conditions on which it was granted to them specifically excluded any built
development. The pending application by Harron Homes for Full permission
(15/00861/FUL) does not include the three buffer fields. When detailed conditions are
agreed or otherwise determined and Full Permission is granted, it will supersede the
Outline Permission referred to above and the three fields will no longer be subject to
any extant planning permission.
As to the value of the fields in their landscape setting. the exclusion of the fields from
the Settlement Development Boundary area should take into account their proximity
to the Lumsdale Conservation Area and the scheduled Ancient Monument which
includes the ponds and ruined mills of the Lumsdale Valley. The merits are more fully
argued in a letter written to the Council on behalf of Arkwright Society on 7th January
2016. A copy is attached to this representation. No reply has been received.
Further the presumption that land within the Settlement Boundary is available for
development is unsound because development in the three buffer fields is not
deliverable. Powerful objections from, among others, English Heritage (now Historic
England), the Society for the Protection of Ancient Buildings, the Council for British
Archaeology, the Council for the Preservation of Rural England and Save Britain's
Heritage led to the withdrawal of planning application no. 14/00120/OUT. No further
attempt has been made to establish a right to build on these fields and it is clear that
any future application would be met with overwhelming objection.
SUGGESTED CHANGE TO PLAN
The buffer fields should be excluded from the Settlement Boundary and designated
an area of high landscape sensitivity. Similar considerations apply to the area shown
as paddock on the upper slope outside and to the east of the proposed Bentley Bridge
development. See Maps attached to representation.
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Yes
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Comments regarding the definition of
settlement boundaries is noted.

No Change

S4 Development Within Defined Settlement Boundaries

6067/167

Doveridge
Management
Limited

S4

Yes

REPRESENTATION
Paragraph 4.23 of the Submission Draft Plan sets out the criteria used to define
proposed settlement boundaries as shown on the Proposals Map. As part of these
submissions we are proposing that Land to the North of Derby Road (SHLAA site
SHLAA511) should be included as a housing allocation in the plan.
Notwithstanding the proposed allocation of the land, it is considered that a more
logical settlement boundary to the North of the village would be the line of the A50
Doveridge Bypass. Land between the Derby Road and the A50 is subject to a number
of urban influences, including existing properties off Derby Road and Upwoods Road
and the new Doveridge Grave Yard. It would be logical to redraw the settlement
boundary in this location to follow the southern boundary of the A50.
SUGGESTED CHANGE TO PLAN
The settlement boundary for Doveridge should be amended to include land to the
north of Derby Road up to the A50 Doveridge bypass.
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Paragraph 4.23 in the Derbyshire Dales
Local Plan Pre Submission Draft sets
out the criteria by which Settlement
Development Boundaries have been
defined. This site ( SHLAA 511) has
been subject to an extensive
assessment process as part of the
SHLAA and was concluded that the site
is constrained and not suitable for
development, due to the heritage
issues identified - as such there is no
justification for the site being allocated
within the Local Plan. Furthermore this
greenfield site forms part of the
countryside surrounding the village of
Doveridge and as such it is not suitable
for inclusion within the Settlement
Development Boundary of the village.
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Please see 6, above

Comments requesting that land at Old
Hackney Lane/Hackney Road be
included within the Matlock
Settlement Development Boundary
are noted.

No Change

S4 Development Within Defined Settlement Boundaries

4792/565

Executors of the
former Gervase
Smith Nurseries
Ltd
c/o John Church
Planning
Consultancy Ltd

S4

Yes

REPRESENTATION
Earlier in 2016, representations were submitted in respect of land for housing at Old
Hackney Lane/Hackney Road, Matlock in response to the previous consultation (the
acknowledgement from Esther Lindley by e-mail dated 19 May 2016 refers).
The Pre-Submission Draft Plan does not make provision for the potential development
of any of the land to which these previous representations related, specifically arising
from the Settlement Development Boundary (SDB) for Matlock to which policy S4
relates.
SUGGESTED CHANGE TO PLAN
Not only is the SDB drawn too tightly, in that it excludes land between the A6,
Bakewell Road and Old Hackney Lane, all of which meets the requirements set out in
paragraph 4.23, but it also excludes, illogically, a parcel of land to the south-west of
Old Hackney Lane, lying to the north of Stanton Moor View, that should be included
within the defined SDB.
The SDB should, therefore, be extended to the junction between Old Hackney Lane
and Bakewell Road on the north-eastern side of the A6 and the parcel of excluded
land, which also meets the requirements of paragraph 4.23, should be included.
Merely because that site forms part of the residual grounds of the former Gervase
Smith Nursery does not justify its exclusion. The land is sustainably located and its
development can secure long- term management objectives by retaining the most
valuable and appropriately located species that justify retention from a visual amenity
point of view.
Similar considerations with regard to the SDB relate to the exclusion of all of the
settlement at Hackney and, in particular, to its south-western frontage where now
unused built development, also forming part of the former Nursery, also justifies
redevelopment for housing. The SDB should be extended accordingly.
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Paragraph 4.23 in the Derbyshire Dales
Local Plan Pre Submission Draft sets
out the criteria that have been used to
define the Settlement Development
Boundaries - which are seen as being
the extent of the built areas of the
main towns and villages acrosss the
plan area. The presence of defined
physical features including a wall and
hedgerows seperates the land from
the settlement, however whilst these
may be present on this area of land is
greenfields whicha re read as part of
the countryside and does not and
cannot reasonably considered to be
part of the built up aspect of Matlock.
No Change to the Settlement
Development Boundary is
recommended.
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Comments regarding Policy S4 are
noted. This is the last bullet point of
the Policy, it does not set a technical
standard it simply provides a guide to
say that amenity space should be
provided, and allows for the
circumstances of the proposed
development to be taken into account.

No Change

S4 Development Within Defined Settlement Boundaries

4794/68

Sue Green
Home Builders
Federation Ltd

S4

Yes

REPRESENTATION
The Deregulation Act 2015 specifies that Councils should not set any additional local
technical standards or requirements relating to the construction, internal layout or
performance of new dwellings.
The only technical standards that can now be considered and incorporated into Local
Plans are restricted to the nationally described space standard, an optional
requirement for water usage and optional requirements for adaptable / accessible
dwellings. The Council’s proposals under Policy S4 Bullet Point (c) on private amenity
space are beyond these permissible standards and therefore non-compliant with
national policy.
SUGGESTED CHANGE TO PLAN
Policy S4 Bullet Point (c) should be deleted.
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SUPPORT
It is welcomed that Policy S4: Development within Defined Settlement Boundaries has
been amended to include a criterion which seeks to ensure that any new
development should protect the OUV of the DVMWHS and its Buffer Zone. However,
this criterion should also be included in Policy S5: Development in the Countryside as
previously recommended in DCC’s Officer comments on the DLP.

A significant part of the World
Heritage Site and the Buffer Zone is
washed over by countryside policy as
such the inclusion of a criteria as
suggested would re-enforce the need
to ensure that appropriate weight is
given to it in the determination of
planning applications in such locations.

Amend Policy S5 by including a new
criteria;

S4 Development Within Defined Settlement Boundaries

2745/65

Steve Buffery
Derbyshire
County Council

S4, S5

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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(j) it protects the Outstanding
Universal Value of the Derwent
Valley Mills World Heritage Site
and its buffer zone
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Comments regarding settlement
boundaries and lower tier settlements
are noted. Allocations for new
residential development within the
Local Plan is limited to those
settlements in Tier 1 to 3 and as such
the identified settlement boundary
includes the proposed allocations.
Tiers 4 & 5 of the settlement hierarchy
are significantly smaller in scale and
there are only limited development
opportunities in these locations. The
Local Plan seeks to provide some
flexibility in these locations which do
not have settlement boundaries to
allow for small scale infill and
consolidation development to take
place. This approach is wholly in
accordance with the NPPF guidance.
No change is considered necessary.

No Change

S4 Development Within Defined Settlement Boundaries

453/103

Michael Cannon

S4

Yes

REPRESENTATION
Although it is important to define settlement boundaries especially for higher tier
settlements, given that some limited growth is to be allowed within lower tier
settlements it is necessary to ensure that policies allow for suitable sustainable
development to come forward within these settlements. Unless each of these
settlements contains a settlement boundary that affords the opportunity of providing
smaller scale development in accordance with Policy S3 then the application of Policy
S5i which controls development in the open countryside would significantly limit
windfall schemes coming forward in tier 4 and tier 5 settlements which would
contribute to the overall housing requirement and allow the objectives in Policy S3 to
be attained
SUGGESTED CHANGE TO PLAN
Accordingly either Policy S4 should apply to lower tier settlements as well or Policy S5
would need to allow for small scale development to come forward within lower tier
settlements above and beyond the limitations presently set out.
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Comments related to the Brailsford
settlement development boundary are
noted.

No Change.

S4 Development Within Defined Settlement Boundaries

5483/702

Mr Timothy
Tayler

S3- paragraph
4.23
SHLAA307 and
app.6

Yes

REPRESENTATION
The settlement framework boundary for Brailsford under Policy S3 does not follow
"4.23.ii the presence of clearly defined physical features such as wall, fences,
hedgerows, roads, streams".
SHLAA307 is established in the Evidence Base as land suitable for development. This
would be frustrated should the Settlement Framework Boundary remain unaltered
and follow the existing line which has been mistakenly placed across the middle of the
garden at Flambards.
SHLAA Appendix 6 shows Windfall Assumptions in the Local Plan of 623 from 2013/14
to 2032/33. SHLAA307 has the potential to contribute to this total.
SUGGESTED CHANGE TO PLAN
Please adjust the Settlement Framework Boundary for Brailsford to follow the
Southern fence boundaries of Southcot and Flambards as shown on the attached
copies of S3 settlement Framework for Brailsford and SHLAA307.

Paragraph 4.23 sets out the critieria
that have been used to define the
Settlement Development Boundaries
in the Derbyshire Dales Local Plan Pre
Submission Draft. One of the criteria
used to define the extent of
settlement development boundaries
are clearly defined physical features.
This sitee comprises a small greenfield
site to the south of the village, south
of Flambards on the eastern side of
Church Street. The site is low lying and
part of
domestic garden curtilage. The site
contains a large pond, hedgerows and
mature trees. However whilst it is
feasible to identify physical features
on the ground the site itself is read as
being part of the wider countryside
and as such is not considered to be
part of the built area of the village.
No change to the boundary is
therefore recommnded to the
Settlement Development Boundary in
this location.
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Comments regarding the settlement
boundary at Cromford are noted.

No Change

S4 Development Within Defined Settlement Boundaries

5591/659

Sarah Foster

S4 Settlement
Development
Boundary for
Cromford

Yes

REPRESENTATION
The supporting text to draft policy S4 states that a key criterion of defining Settlement
Development Boundaries in the District (S3) has been the presence of clearly defined
physical features such as walls, fences, hedges, road and streams. In light of this
assertion, it is surprising to see the SDB for Cromford meandering through the centre
of Bedehouse Lane following no such defined boundaries.
SUGGESTED CHANGE TO PLAN
The SDB for Cromford should, more logically, include the enclosed paddock/croft to
the east of Bedehouse Lane through which the sough flows. This area is defined by a
stone wall and contains parking spaces and is therefore visually related to the
domestic character of the settlement rather than the agricultural land to the east.
The SFB should then follow the eastern boundary of Bedehouse Lane to the point at
which the lane bends to the west close to its junction with Cromford Hill. This will
ensure the SDB for Cromford is robustly justified in terms of the principles set out in
S4.
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Paragraph 4.23 sets out the criteria
that have been used to define the
Settlement Development Boundaries
in the Derbyshire Dales Local Plan Pre
Submission Draft.
One of the criteria indicates that
where residential curtilages include
paddocks these will be excluded from
the Settlement Development
Boudaries. It is therefore wholly
appropiate that the paddock to the
east of Bedehouse lane should be
excluded from the boundary. No
changes to policy S4 are
recommended.

Chapter 4 Page 38

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

Comments regarding the defintion of
settlement boundaries is noted. The
settlement boundaries have been
drawn in order to encompass the
intgral area of each of the settlements
in the first three tiers of the
settlement hierarchy. These are the
settlements which are more capable of
accommodating larger scale
developments and where the majority
of new developments should take
place. The Plan has allocated sufficient
site for housing and employment
development to meet needs over the
plan period. The Settlement
boundaries have been drawn using
specific criteria as set out in paragraph
4.23. This criteria is set out in
accordance with the core principles in
the NPPF and therefore it is
considered that no changes are
necessary.

No Change

S4 Development Within Defined Settlement Boundaries

2164/374

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

4.23

Yes

REPRESENTATION
Paragraph 4.23 of the Local Plan sets out the criteria that have been used to define
the extent of the settlement development boundaries. The criteria have not been
applied consistently or properly and in general, the boundaries have been drawn too
tightly around settlements such that opportunities for "windfall" development is
unduly constrained.
SUGGESTED CHANGE TO PLAN
Review the boundaries an apply the criteria in a consistent way,
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Paragraph 14 of the NPPF indciates
that Local Plans should meet
objectively assessed needs, with
sufficient flexibility to adapt to rapid
change, unless: any adverse impacts
of doing so would significantly and
demonstrably
outweigh the benefits, when assessed
against the policies in this Framework
taken as a whole; or specific policies in
this Framework indicate development
should be restricted..

No Change

S4 Development Within Defined Settlement Boundaries

5353/322

Wagstaffe
Family Trust

4.23
S4

Yes

REPRESENTATION
There is no evidence to support a positive approach to meeting the development
needs of the District. With regard to housing there is no objective approach to identify
sustainable sites that are required to meet the OAHN. Instead the overreliance on
quarry sites is put forward as an apparently only option which is unsupported by
evidence and is unjustified. Consequently the Plan is unsound and unlikely to be
effective.
Arguably this policy is non-compliant with the principles of the Framework,
particularly paragraph 14 and in particular with the principle of encouraging
sustainable development which LP Policy S1 purports to support.
The problem is that settlement boundaries become regarded as hard and fast and
limit flexibility. In many instances it is difficult to draw up logical boundaries because
settlements patterns are dispersed rather than compact. For example, this is the case
in Darley Dale where a primary school lies outside the proposed settlement boundary
whereas it might be thought logical to locate development around it. In dispersed
settlements it would make more sense to provide greater flexibility.
Part of the problem is public perception. It would help if it were made clear in the
policy that boundaries should be treated as guidelines rather than as permanent
barriers.
SUGGESTED CHANGE TO PLAN
It is suggested that the policy be headed: Development Within Settlement Boundaries
[remove the word “Defined” in the heading and the first line of the policy.] In addition
the policy is very negative and is in conflict with the Framework which aims to
encourage sustainable development. It is suggested that the first part should read:
Within settlement boundaries and exceptionally in sustainable locations immediately
nearby, development will be encouraged and planning permission granted for
proposals that substantially meet the principles set out as follows: etc

The evidence, especially that in
relation to the sensitvity of the
landscape to accommodate new
development in and around the main
towns and villages of the plan area
suggests that there would be the
potential for development to have
adverse imapct, and such that it would
outweigh the benefit of providing
much needing development to meet
the OAN requriements. In any case the
amount of development allocated
within the plan execceds the OAN
requirement, thus providing for some
flexibility, and secondly in the lower
tier settlements the policies in the plan
allow for small-scale development
where it is either infilll or consolidation
of the existing built framework or is
well related to the existing pattern of
development and surrouding land
uses.
As such it is considered that it is not
necessary for any further flexibility to
be included within the Local Plan.
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Whilst policy S5 would appear to be
restrictive when you read the Plan as a
whole, Policy S3 does allow for new
build development in rural areas
adjacent to tier4/5 proposals.
Development in lower tiers of
substantive nature are likely to impact
upon the character and appearance of
such locations which would render
them unacceptable proposals.

No Change

S5 Development in the Countryside

453/95

Michael Cannon

4.25-28

REPRESENTATION
These paragraphs are the reasoned justification for Policy S5 to which objection has
been made. Given that Policy S5 applies to development beyond existing settlement
boundaries and that tier 4 and tier 5 settlements are classed as open countryside,
both Policy S5 and the reasoned justification in paragraphs 4.25-4.28 are over
restrictive and would prevent the sustainable growth of many rural communities. As
such this would be contrary to the aim of paragraph 55 in the NPPF which seeks to
promote sustainable development in rural areas and to the more detailed guidance
on the way paragraph 55 should be applied as contained in paragraph 001 of the
Rural Housing section in the PPG which states:
However, all settlements can play a role in delivering sustainable development in rural
areas – and so blanket policies restricting housing development in some settlements
and preventing other settlements from expanding should be avoided unless their use
can be supported by robust evidence. Not only is there no evidence in the Local Plan
to substantiate that lower tier settlements should not accommodate growth that isn’t
strictly in accordance with Policy S5, Policy S3 specifically advocates the need for
limited growth within lower tier settlements. Although Policy HC5 on exception sites
does afford some opportunity to allow principally affordable housing led schemes to
come forward in both higher and lower tier settlements this Policy is specific to
paragraph 54 of the NPPF and is aimed at a specific type of housing. As such Policy
HC5 does not negate the inconsistency of Policy S5 and paragraphs 4.25-4.28 with
paragraph 55 of the NPPF and the related guidance in the PPG.
SUGGESTED CHANGE TO PLAN
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The Local Plan has to be read as a
whole and as such the Local Plan
provides opportunities for
development within or on the edge of
existing lower tier settlements thereby
providing the opportunity for all rural
villages in the Plan area to benefit
from new development.

No Change

S5 Development in the Countryside

6092/107

Emma L Thacker

4.25-28

REPRESENTATION
These paragraphs are the reasoned justification for Policy S5 to which objection has
been made. Given that Policy S5 applies to development beyond existing settlement
boundaries and that tier 4 and tier 5 settlements are classed as open countryside,
both Policy S5 and the reasoned justification in paragraphs 4.25-4.28 are over
restrictive and would prevent the sustainable growth of many rural communities. As
such this would be contrary to the aim of paragraph 55 in the NPPF which seeks to
promote sustainable development in rural areas and to the more detailed guidance
on the way paragraph 55 should be applied as contained in paragraph 001 of the
Rural Housing section in the PPG which states :
However, all settlements can play a role in delivering sustainable development in rural
areas – and so blanket policies restricting housing development in some settlements
and preventing other settlements from expanding should be avoided unless their use
can be supported by robust evidence.
Not only is there no evidence in the Local Plan to substantiate that lower tier
settlements should not accommodate growth that isn’t strictly in accordance with
Policy S5, Policy S3 specifically advocates the need for limited growth within lower tier
settlements. Although Policy HC5 on exception sites does afford some opportunity to
allow principally affordable housing led schemes to come forward in both higher and
lower tier settlements this Policy is specific to paragraph 54 of the NPPF and is aimed
at a specific type of housing. As such Policy HC5 does not negate the inconsistency of
Policy S5 and paragraphs 4.25-4.28 with paragraph 55 of the NPPF and the related
guidance in the PPG.
SUGGESTED CHANGE TO PLAN
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Yes

No

Yes

SUPPORT

In terms of the approach taken to
development within the Local Plan it is
considered that with 65% of housing
allocated on brownfield sites that this
is in accordance with the advice in
Paragraph 17 of the NPPF which
indicates:
"encourage the effective use of land
by reusing land that has been
previously developed (brownfield
land), provided that it is not of high
environmental value"

No Change

S5 Development in the Countryside

5353/321

Wagstaffe
Family Trust

4.24-4.28
S5

REPRESENTATION
There is no evidence to support a positive approach to meeting the development
needs of the District. With regard to housing there is no objective approach to identify
sustainable sites that are required to meet the OAHN. Instead the overreliance on
quarry sites is put forward as an apparently only option which is unsupported by
evidence and is unjustified. Consequently the Plan is unsound and unlikely to be
effective. It fails to be consistent with national policy in encouraging sustainable
development.
SUGGESTED CHANGE TO PLAN
For the reasons set out with regard to Policy S5 it is suggested that the first line of the
policy be changed to: Outside settlement boundaries and exceptionally in sustainable
locations immediately nearby, together with sites allocated etc.
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Policy S5: Development of the
Countryside, offers flexibility and
opportunities for development to take
place in the countryside where an
identified need has been established.
Whilst the policy seeks to control the
type and location of development that
takes place outside of defined
settlement framework boundaries, it is
non-restrictive and still allows for
sustainable development to take place
within countryside locations in line
with permitted development rights
and other identified needs including,
affordable housing, agricultural
workers; rural employment
development; tourism development;
development assoiated with sport and
recreation and other forms of new
developments in accordance with the
NPPFs core planning principles. No
changes are considered neccssary to
Policy S5.
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SUPPORT
The following draft Policies are supported in terms of their positive benefits for health
and wellbeing:
S5: Development in the Countryside

Support for policy S5 welcomed and
supported.

No Change.

S5 Development in the Countryside

2745/809

Steve Buffery

S5

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Yes

Yes

SUPPORT
The NPA wishes to express support for the consideration given to National Park and
its setting in the preparation of the Local Plan.

Support for policy S5 is welcomed.

No Change

S5 Development in the Countryside

2140/449

Mr Ian Fullilove
Peak District
National Park
Authority

S5

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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SUPPORT
Revisions noted and welcomed.

Comments noted

No Change

S5 Development in the Countryside

5687/194

Rosamund
Worrall
Historic England

S5

REPRESENTATION
SUGGESTED CHANGE TO PLAN

237

Chapter 4 Page 40

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant
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Yes

No

Yes

SUPPORT

The NPPF indicates in Paragraph 14
advocates Local Plans having sufficient
flexibility to deal with changing
circumstances - it is considered that
the given that the Local Plan identifies
sufficient housing land to meet the
needs of the OAHN then in the higher
order settlements it is not necessary
for additional flexibility beyond the
Settlement Development Boundaries.
However in those lower order
settlements in order to maintain the
sustainability of those settlements it is
considered that the policies in the
Local Plan do allow flexibility for
appropriate scale development to
occur.

No Change.

S5 Development in the Countryside

2744/38

Richborough
Estates Ltd

S5

REPRESENTATION
Our client does not support the draft policy which establishes that “outside defined
settlement development boundaries, and sites allocated for development as defined
on the Proposals Map, the District Council will seek to ensure that new development
is strictly controlled in order to protect and where possible, enhance the landscape’s
intrinsic character and distinctiveness”.
Development in the countryside is in itself not inappropriate if it can be demonstrated
that the proposals would deliver sustainable development that is well designed,
appropriate in nature and scale to the rural area and preserves or enhances the
character and appearance of the countryside. Simply because a site is located outside
the development boundary, in the countryside, does not mean that development
should be prevented. The creation of new residential neighbourhoods can through
sensitive design be deemed acceptable even where it results in a loss of open
countryside.
Our client considers that as currently drafted the policy does not reflect the message
set out in the National Planning Policy Framework. Our client recommends that the
policy is amended to reflect the sentiment in the National Planning Policy Framework
that development which is sustainable and that will deliver benefits to rural areas
such as Brailsford should be approved without delay.
SUGGESTED CHANGE TO PLAN
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Policy S5: Development in the
Countryside, offers flexibility and
opportunities for development to take
place in the countryside where an
identified need has been established.
Whilst the policy seeks to control the
type and location of development that
takes place outside of defined
settlement framework boundaries, it is
non-restrictive and still allows for
sustainable development to take place
within countryside locations in line
with permitted development rights
and other identified needs including,
affordable housing, agricultural
workers; rural employment
development; tourism development;
development associated with sport
and recreation and other forms of new
developments in accordance with the
NPPFs core planning principles.
Furthermore policy S3 allows for
development to take place in fourth
and fifth tier settlements, provided
that it can be accommodated through
infill and consolidation; is of an
appropriate scale and does not
constitute a prominent intrusion into
the countryside; or comprises an
affordable housing exception site. It is
considered that the Local Plan will
deliver development that is
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sustainable and benefit rural areas,
accordingly no revisions are
considered necessary at this stage.
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Comments regarding the inconsistency
of Policy S5 with other Policies in the
Plan are noted. Policy S5:
Development of the Countryside,
offers flexibility and opportunities for
development to take place in the
countryside where an identified need
has been established. Whilst the policy
seeks to control the type and location
of development that takes place
outside of defined settlement
framework boundaries, it is nonrestrictive and still allows for
sustainable development to take place
within countryside locations in line
with permitted development rights
and other identified needs including,
affordable housing, agricultural
workers; rural employment
development; tourism development;
development associated with sport
and recreation and other forms of new
developments in accordance with the
NPPFs core planning principles.
However it is agreed that the
beginning of the Policy the use of the
words 'strictly controlled' could be rephrased to emphasise further the
intended outcome of the Policy, that
the District Council will positively
encourage development in sustainable
areas rather than prevent
developments and provide consistency
of wording inline with other policies
within the Plan.

Recommended that introductory
text to start of policy S5 is
amended to delete "is strictly
controlled in order to" and is
amended to read as follows:

S5 Development in the Countryside

3752/25

Richard
Crosthwaite
Gladman
Developments

S5

REPRESENTATION
The policy does not reflect the presumption in favour of sustainable development and
is inconsistent with several other policies within the plan.
Gladman object to Policy S5 as it does not follow the guidance set out in the
Framework. The protection (of countryside for its own sake) has not been carried
forward into the Framework. Within the Framework protection is reserved for areas
designated as Green Belt (paragraph 17 bullet five) and valued landscapes (paragraph
109).
That is not to say that the character and beauty of the countryside, and the impact of
development upon it is not an important factor within an overall planning balance, it
certainly is. Paragraph 17
(bullet five) talks of “recognising the intrinsic beauty and character of the
countryside” but also of “supporting thriving rural communities within it”. The
Framework recognises that there will often need to be a loss of countryside if its
wider objectives are to be achieved.
The principle that the entirety of the countryside is no longer protected “for its own
sake” and that any harm arising should be considered within an overall planning
balance and should not result in
an inherent brake on sustainable development is an important issue that needs to be
considered and taken into account when considering proposals for development and
plan making in rural areas.
The final bullet point of Policy S5 is overly restrictive. There are likely to be
circumstances where development adjacent to an existing settlement can be
accommodated satisfactorily within the landscape without having any material harm
on the physical or perceived separation of settlements. Any policy direction of this
nature should be founded on clear evidence that supports its inclusion within the
Local Plan.
SUGGESTED CHANGE TO PLAN
In particular, the reference indicating that the Council will ensure that new
development is strictly controlled [in the countryside] should be deleted.
Policy S5 should be significantly reworded to take account of this guidance, and to be
consistent with Policy S1 which reflects the ‘presumption in favour of sustainable
development’, Policy S2 which allows for development adjacent to existing
communities and policy S3 which identifies rural settlements within a hierarchy,
reflecting the range of services and facilities that they currently provide. As presently
drafted, it is suggested that this Policy better relates to isolated development in the
Countryside rather than to proposals that are sustainably located on the edge of
existing settlements but happen to be located outside the existing settlement
boundaries. Policy S5 should therefore either be retargeted towards this type of
development or alternatively, Policy S4 should cover issues relating to development
that is well related to existing settlements.
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With regard to comments relating to
BMV the NPPF expects local planning
authorities to take into account the
economic and other benefits of the
best and most versatile agricultural
land. Guidance within the NPPG
advises how planning can take account
of the quality of agricultural land, with
further information on the
Agricultural Land Classification within
the Derbyshire Dales available from
Natural England. The comments
relating to BMV and the need to define
significant are noted, however it is not

Outside defined settlement
development boundaries, and sites
allocated for development as
defined on the Proposals 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 settling of the
Peak District National Park, whilst
also facilitating sustainable rural
community needs, tourism and
economic development. Planning
permission will therefore, only be
granted for development if:…"
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Gladman also object to the bullet point listed at the end of Policy S5 which relates to
best and most versatile agricultural land (BMV). The Policy refers to significant
diminution of BMV but does not define the scale of BMV that the LPA will consider to
be significant. This needs to be clearly set out in the reasoned justification of the
Policy to be fully Framework compliant as paragraph 112 relates only to significant
loss of BMV and paragraph 154 sets out those only policies that provide a clear
indication of how a decision maker should react to a development proposal should be
included in a Plan.
In addition development should only be prevented or refused on transport grounds
where the residual impacts of development are severe. The penultimate bullet point
of Policy S5 should therefore be reworded to reflect this guidance.
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considered appropriate to stringently
define 'significant'. Each proposal that
affects BMV will need to be assessed
upon its own merits and the planning
balance exercise as advocated by para
14 of the Framework undertaken.
Accordingly it is considered that the
policy wording is appropriate and no
further revisions are necessary.
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SUPPORT
Policy S5: Development in the Countryside is supported with the allocation of
development within settlement boundaries to seek to ensure the landscapes intrinsic
character and distinctiveness is protected where possible.

Support for policy S5 is welcomed.

No Change

S5 Development in the Countryside

6253/663

Dianh woolley

S5:
Development
in the
Countryside

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Yes
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SUPPORT

The local plan needs to be read as a
whole and policies do allow for
development to support the smaller
villages and settlements across the
plan area including allowing flexibility
to allow some new limited open
market housing development on the
edge of lower order settlements as a
means of sustaining them.

No Change

S5 Development in the Countryside

453/102

Michael Cannon

S5

REPRESENTATION
Whilst support is given to the principle of preventing unsustainable development
outside settlement boundaries, the policy needs to acknowledge the need for tier 3, 4
and 5 villages to accommodate growth that is consistent with their form, function and
character and with the settlement hierarchy set out in Policy S3. However other than
the allocations of sites above 10 units which are set out in Policy HC2 to which specific
objection is raised under that Policy, there is insufficient flexibility in policy S5 to allow
villages in tiers, 3, 4 and 5 to accommodate housing growth consistent with the
settlement hierarchy given that proposed allocations under Policy HC2 allow for
disproportionate growth in a small number of settlements including Brailsford, whilst
other tier 3 settlements have limited or no allocations and are therefore confined to
windfall schemes within settlement boundaries. The effect of the application of
policies S4, S5 and Hc2is to allow for the disproportionate growth of Brailsord,
Doveridge and Hulland Ward whilst other tier 3 settlements are being required to
take much less and even no growth in terms of allocations despite having been
classified within tier 3 and hence performing the same function and purpose within
the settlement hierarchy in Derbyshire Dales. Whilst it is acknowledged that
settlements within categories 3, 4 and 5 exhibit different characters and some are
more constrained than others to accommodate growth either within or beyond
settlement boundaries, the intent and purpose of Policy S3 is to define a hierarchy of
settlements in order that the growth of each settlement is proportionate to their
status within the defined settlement hierarchy. If, as proposed under Policy Hc2
specific housing allocations are to be limited to only certain tier 3 settlements in a
disproportionate way with regard to their position in the settlement hierarchy, then
this would negate the rationale behind the settlement hierarchy which has been
defined to apportion housing growth.
SUGGESTED CHANGE TO PLAN
Accordingly, whilst specific objection is to be raised to certain allocations for
Brailsford under Policy Hc2 in order to redress the current imbalance in housing
growth to tier 3 settlements, it is considered that Policy S5 needs to be afforded
greater flexibility to allow growth in those tier 3 settlements that presently have
limited or no housing allocations relative to their status and function, above and
beyond infill within settlement boundaries that by its very nature cannot be assured
to deliver anything other than very limited growth. This increased flexibility can be
facilitated by allowing sustainable extensions to settlements in categories 3, 4 and 5
to come forward through either applications or via neighbourhood plans that may be
beyond defined settlement boundaries but which would still have to satisfy policies
pertaining to sustainable development as is the case when the Council is unable to
demonstrate a 5 year supply of housing land. It is contended that such a policy would
enable the Council to ensure that its settlement hierarchy is working towards allowing
settlements within each defined tier to accommodate growth that is relative to the
role of each settlement but which doesn’t result in the disproportionate growth of a
limited number of settlements within each tier which would be contrary to the intent
and purpose of the settlement hierarchy.
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Comments relating to brownfield land
are noted. The NPPF is clear in its
encouragment to effectively use
brownfield land. Derbyshire Dales
District Council have sought to do so
within the Local Plan. However the
NPPF is also clear in its requirement of
LPAs to seek to meet the OAN. In
order to do so the District Council has
had to allocate greenfield land as
insufficient brownfield land was put
forward within the call for sites. Future
applications would be decided on a
case by case basis and the status of the
land, whether greenfield or
brownfield, would be taken into
account in this process. It is not
deemed NPPF compliant to add an
additional policy which prevents land
owners from releasing both greenfield
and brownfield land. No changes to
the Plan are therefore recommended.

No Change

S5 Development in the Countryside

5977/711

Mr Graham Hall

paragraph
4.27 policy S5

REPRESENTATION
An additional policy is required to prevent countryside from being sacrificed in order
to allow development of 'brownfield' land. In particular, the additional policy should
be suitably framed to dissuade owners of parcels of both brownfield land within a
settlement boundary as well as land within the countryside from using the brownfield
component as a 'bargaining chip' to secure permission to develop the greenfield landadopting the argument that only by using the profits from development of the
greenfield site would it be viable to finance remediation of the brownfield site. Failure
to impose a condition of this nature will allow profiteering developers with land banks
of both brownfield and greenfield land to hold local planning authorities to ransom
and lead to erosion of an important national asset- our precious countryside.
SUGGESTED CHANGE TO PLAN
I have not attempted to compose the suggested wording for the additional policy
described in question 6. I believe this would be a task best undertaken by an expert in
drafting legal text.
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Policy S1 is included in the Local Plan
to make it is clear how the District
Council will assess proposals where
there may not be specific policies
within the Local Plan. This policy has
been included in other Local Plans
elsewhere across the country on the
recommendation of Planning
Inspectors and as such it would be
inapprorpriate to remove it from the
plan.

Amend Paragraph 4.23 as follows:

S5 Development in the Countryside

5628/303

Mr Tim Silvester
Campaign to
Protect Rural
England (CPRE)
Derbyshire
Branch

S5 ( with
reference to
S1 and 4)

REPRESENTATION
Policies S4 and S5 share a key problem in that they both contain extensive
development control clauses that detract from their strategic purpose. Together they
should articulate the key function of the plan: placemaking. At present, they rightly
say that new developments should generally be contained within settlement
boundaries and be complementary to their host settlement; and that any
development outside those boundaries should be appropriate to a countryside
location. However, it is very difficult for proposals to be assessed against the lengthy
criteria in those policies without a clear sense of how DDDC hopes that each
settlement will evolve during the plan period and beyond.
To this end, the natural progression from the Settlement Hierarchy outlined
in S3 should be a placemaking framework, identifying the characteristics of each
settlement and what needs to change to make it a more sustainable settlement with a
better quality of life. This should complement the Landscape Character Assessment so
that it is clear how each settlement should contribute to the character of the
countryside around it. With this placemaking framework established, policies S4 and
S5 could then focus on explaining how new development should help to enhance the
characteristics of places across the District. The development control elements of
those policies may then be better located in a separate policy.
Policies S4 and S5 are also fundamentally weakened by Policy S1. This is
because Policy S1 states:
•
“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…[ie NPPF will apply but
the Local Plan won’t]”.
DDDC will be aware of recent court rulings that have recommended a 'wide'
definition of which policies are relevant to housing supply. Looking at the draft plan,
the interpretation of this ruling favoured by housebuilders would be that, if the
Council does not have a 5-year housing land supply, then the settlement boundaries
could be considered out of date, which would switch both S4 and S5 and force the
Council to approve housing developments outside the settlement boundaries. If this
were to happen then the key spatial differentiation set out in the plan, between
‘within settlement’ and ‘in the countryside’ would be lost, and the spatial strategy
would be meaningless.
However, those same court rulings are also useful in clarifying that that
policies can remain relevant, even if they are out of date. That means that policies
aren't simply switched off if there's no 5 year supply, but that they may carry less
weight - so local authorities can make a case-by-case judgement as to how much
weight those policies should still carry. This is a very important point in relation to
settlement boundaries, because it is clearly absurd that the strategic purpose of a
settlement boundary could be switched on or off at different times throughout the
plan period, depending on whether or not there is a 5-year supply at any given point.
The Council is now empowered to make a judgement as to how much weight the 5year supply carries compared to the function of the settlement boundary; that
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The comments about the five year
supply and the weight that can be
given to Settlement Boundaries in the
event that a five year supply cannot be
demonstrated is correct, and is the
situation that the District Council is
familiar with in respect of the appeal
on the site at Willow Meadow Farm,
Ashbourne. However the District
Council is able to identify a five year
supply of land for housing and it is the
intention to maintain this throughout
the plan period. As such it is not
considered necessary to make any
further cnhages to Policies S4 or S5.
The suggesteed addition to the
preamble to the policies can clarify
their role and function.

"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. 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:"
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judgement may be influenced partly by the scale of shortfall in land supply (ie is it
marginal or more drastic?), and partly by how important the defence of the
settlement boundary is in a given location to maintaining the intended pattern of
settlement.
SUGGESTED CHANGE TO PLAN
In our view, the Plan should contain two important defences against this very
worrying scenario. Firstly, Policy S1 should not simply repeat NPPF wording, but
should stipulate exactly what should happen in the event of a lack of 5-year housing
land supply. We suggest wording along the following lines:
•
“In the unlikely event of an application for which there are no relevant
policies in the plan, then the presumption in favour of sustainable development as set
out in NPPF will apply. Where there are relevant policies to the application, but these
are out of date – for example due to a shortfall in the 5-year housing land supply –
then those policies remain relevant material considerations whose significance must
be weighed against the other benefits and adverse impacts of granting planning
permission.”
Secondly, Policies S4 and S5 and their preamble should be much more
explicit about what the spatial functions of the defined settlement boundaries are, so
that their relevance can carry suitable weight as material considerations in the event
of a shortfall in 5-year supply. We suggest wording along the following lines:
•
“The defined boundary of each settlement sets out the shape and extent of
that settlement that is considered most appropriate and sustainable, given the scale
of growth envisaged for the settlement, the presence of natural and physical features
that logically delimit the settlement, and the benefits of defending countryside
outside that boundary from inappropriate development. At the strategic scale, the
defined settlement boundaries reflect the settlement hierarchy, the extent to which
growth of different settlements should deliver the [missing] placemaking framework,
and the intended relationship between settlements and countryside across the
District.
•
“It should also be emphasised that the purpose of defined settlement
boundaries is not to limit the total supply of land for built development, but to assist
in directing built development towards the most suitable and sustainable locations
across the District with respect to the settlement hierarchy.”
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Comments regarding the insufficient
flexibility in Policy S5 is noted. Whilst
Policy S5 would appear to be
restrictive, when the Plan is read as a
whole, Policy S3 allows for new build
developments in rural areas adjacent
to tier 4 and 5 settlements.
Development in lower tiers of
substantive nature are likely to have
an adverse impact upon character &
appearance which would render them
unacceptable proposals. Policy S5:
Development of the Countryside,
offers flexibility and opportunities for
development to take place in the
countryside where an identified need
has been established. Whilst the policy
seeks to control the type and location
of development that takes place
outside of defined settlement
framework boundaries, it is nonrestrictive and still allows for
sustainable development to take place
within countryside locations in line
with permitted development rights
and other identified needs including,
affordable housing, agricultural
workers; rural employment
development; tourism development;
development associated with sport
and recreation and other forms of new
developments in accordance with the
NPPFs core planning principles. No
changes are considered necessary to
Policy S5. Whilst some settlement may
have more development allocated to
them than others this reflects the
approach taken in the NPPF of seeking
to ensure that sites in the Local Plan
are deliverable. It would be wholly
inappropriate for sites that are not
deliverable to be included within the
plan.

No Change

S5 Development in the Countryside

6092/114

Emma L Thacker

S5

REPRESENTATION
Whilst support is given to the principle of preventing unsustainable development
outside settlement boundaries, the policy needs to acknowledge the need for tier 3, 4
and 5 villages to accommodate growth that is consistent with their form, function and
character and with the settlement hierarchy set out in Policy S3. However other than
the allocations of sites above 10 units which are set out in Policy HC2 to which specific
objection is raised under that Policy, there is insufficient flexibility in policy S5 to allow
villages in tiers, 3, 4 and 5 to accommodate housing growth consistent with the
settlement hierarchy given that proposed allocations under Policy HC2 allow for
disproportionate growth in a small number of settlements including Brailsford, whilst
other tier 3 settlements have limited or no allocations and are therefore confined to
windfall schemes within settlement boundaries. The effect of the application of
policies S4, S5 and Hc2is to allow for the disproportionate growth of Brailsord,
Doveridge and Hulland Ward whilst other tier 3 settlements are being required to
take much less and even no growth in terms of allocations despite having been
classified within tier 3 and hence performing the same function and purpose within
the settlement hierarchy in Derbyshire Dales. Whilst it is acknowledged that
settlements within categories 3, 4 and 5 exhibit different characters and some are
more constrained than others to accommodate growth either within or beyond
settlement boundaries, the intent and purpose of Policy S3 is to define a hierarchy of
settlements in order that the growth of each settlement is proportionate to their
status within the defined settlement hierarchy. If, as proposed under Policy Hc2
specific housing allocations are to be limited to only certain tier 3 settlements in a
disproportionate way with regard to their position in the settlement hierarchy, then
this would negate the rationale behind the settlement hierarchy which has been
defined to apportion housing growth.
SUGGESTED CHANGE TO PLAN
Accordingly, whilst specific objection is to be raised to certain allocations for
Brailsford under Policy Hc2 in order to redress the current imbalance in housing
growth to tier 3 settlements, it is considered that Policy S5 needs to be afforded
greater flexibility to allow growth in those tier 3 settlements that presently have
limited or no housing allocations relative to their status and function, above and
beyond infill within settlement boundaries that by its very nature cannot be assured
to deliver anything other than very limited growth. This increased flexibility can be
facilitated by allowing sustainable extensions to settlements in categories 3, 4 and 5
to come forward through either applications or via neighbourhood plans that may be
beyond defined settlement boundaries but which would still have to satisfy policies
pertaining to sustainable development as is the case when the Council is unable to
demonstrate a 5 year supply of housing land. It is contended that such a policy would
enable the Council to ensure that its settlement hierarchy is working towards allowing
settlements within each defined tier to accommodate growth that is relative to the
role of each settlement but which doesn’t result in the disproportionate growth of a
limited number of settlements within each tier which would be contrary to the intent
and purpose of the settlement hierarchy.
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Comment regarding the wording of
Policy S5 are noted. It is agreed that
the wording are is could be interpreted
differently from different perspectives.
To provide clarity it is recommended
that the wording of the third bullet
point in the final set of criteria in the
Policy be amended.

Amend third bullet point in last set
of criteria of Policy S5 to read:
Where development accords with
any of the principles listed above it
will only be permitted where:
"It does not adversely affect the
purposes of the Peak District
National Park and is not harmful to
its values characteristics”

S5 Development in the Countryside

2736/270

Kim Miller
National Trust

S5

REPRESENTATION
At present the wording of the third bullet point in the final section of policy S5
suggests that development will be permitted if it “…is harmful to [the National Park’s]
valued characteristics”.
SUGGESTED CHANGE TO PLAN
“…will only be permitted if: - it does not adversely affect the purposes of the Peak
District National Park and is not harmful to its values characteristics”
This matter was raised in our previous consultation response.
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Policy S5: Development of the
Countryside, offers flexibility and
opportunities for development to take
place in the countryside where an
identified need has been established.
Whilst the policy seeks to control the
type and location of development that
takes place outside of defined
settlement framework boundaries, it is
non-restrictive and still allows for
sustainable development to take place
within countryside locations in line
with permitted development rights
and other identified needs including,
affordable housing, agricultural
workers; rural employment
development; tourism development;
development assoiated with sport and
recreation and other forms of new
developments in accordance with the
NPPFs core planning principles. No
changes are considered neccssary to
Policy S5.

No Change

S5 Development in the Countryside

2763/805

Anthony Lewis

S5

REPRESENTATION
Policy S5 (Development in the Countryside)
This policy does not distinguish between isolated development in the countryside and
sustainable windfall development adjoining a settlement. It therefore does not fully
reflect the Framework’s presumption in favour of sustainable development and is
inconsistent with national planning policy.
SUGGESTED CHANGE TO PLAN
We suggest that the policy is amended to be positively worded in the first paragraph
as follows:
“Planning permission will be granted for development if:”
Insert in section i) of the policy:
small-scale residential development immediately adjacent to settlement boundaries
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Comments regarding the criteria set
out in Policy S5 are noted. It should be
noted that the Derbyshire Dales Local
Plan should be read as a whole
document when considering proposals
for development. Policy PD7: Climate
Change considers development
proposals for energy developments.
This policy applies to developments
that incorporate renewable energy
sources in all locations across the
District and is not defined by whether
it sits within a settlement boundary.
This policy is to be considered for
development proposals for this type.
Therefore it is considered that the
suggested wording as set out above is
not required to Policy S5.

Amend Policy S5 criteria a to read
as follows:
a). It compromises the
redevelopment of a previously
developed site and/ or conversion
or extension of existing buildings
for employment use provided it is
appropriate to its location and
does not have an adverse impact
on the character and appearance
of the rural area;

S5 Development in the Countryside

5975/236

Mr John Fields
Longcliffe
Quarries
Limited

S5

REPRESENTATION
Proposed Policy S5 Development in the Countryside (Policy S5) sets out that, outside
of defined settlement development limits and land use allocations, development will
be “strictly controlled” to protect and where possible enhance the landscape,
including the setting of the Peak District National Park, whilst also facilitating
sustainable rural community needs, tourism and economic development.
Policy S5 then lists a number of development types for which planning permission will
“only” be granted in the countryside. If a development type falls outside this list, it
would not be permitted under the current policy.
Thereafter, Policy S5 lists a number of environmental criteria, principally related to
landscape and the character of the area, again on the basis that development will
“only” be permitted if a development complies with this extensive list of criteria. The
criteria also seek to restrict what it terms “excessive” encroachment or expansion of
development away from original buildings on a site, and what in terms
“disproportionate” extensions to buildings.
Guidance in national planning policy, as set out by the National Planning Policy
Framework (‘the NPPF’), states that planning should be (paragraph 17) “recognising
the intrinsic character and beauty of the countryside and supporting thriving rural
communities within it.”
This however does not mean that all parts of the countryside, which is defined under
the Local Plan as all land outside of defined settlement development limits and
allocations, has the same qualities and is worthy of the same level of protection, as is
proposed under Policy S5. Protection of the countryside is not unqualified under the
NPPF and this was confirmed by the Planning Inspector in a recent appeal decision1
allowed on the 11th August 2016 at Land off East Avenue, Weston, Cheshire
(paragraph 20):
“ …the Framework (the NPPF) which, although recognising the intrinsic character and
beauty of the countryside, does not seek to protect it as such, with protection being a
term now applied only to designated areas and other valued landscapes. Rather,
Framework paragraph 17 requires that account be taken of the different roles and
character of different areas.”
Policy S5 therefore needs to recognise that the protection of the countryside will vary
across the District, which it does not currently recognise by applying ‘blanket’
protection.
The number of development types that Policy S5 would allow is similarly restrictive.
There is no mention at all of infrastructure based development, including new energy
infrastructure. This type of development often necessitates a location in the
countryside due its required form and the need to generate, or distribute, energy.
Whilst Policy S5 states it will seek to facilitate economic development, the
development types listed under policy does not include the expansion of existing
businesses and the policy actively seeks to restrict expansion. This will not best serve
the District’s economy and will not support the prosperous rural economy which the
NPPF recognises will help achieve sustainable development, the identified purpose of
the planning system.
Similarly seeking to restrict expansion of buildings on employment sites, in particular,
will also not serve a prosperous economy. Restricting extensions to the size of an
original building will also restrict the rural economy. Larger expansions and extensions
to buildings does not automatically equate to an unacceptable effect on the character
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Policy EC1 sets out in bullet point 7,
that the District Council will seek to
encourage the appropriate expansion
of existing businesses requiring
additional space to grow". However
whilst the Plan is to be read as a whole
it is considered that Policy S5 could be
strengthened by additional wording to
support the expansion of existing
businesses. The policy as stands only
supports the redevelopment or
conversion of existing employment
uses.
The further two suggested changes to
the policy wording in relation to bullet
points 5 and 7 are in accordance with
the general principles set out in the
NPPF regarding sustainable
development and therefore no
changes are recommended to this part
of Policy S5.
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of countryside.
The restrictive approach of Policy S5 therefore fails the tests of soundness which are
required to be passed for the Local Plan to be adopted. The policy has not been
prepared positively; there is no specific justification for this approach under the Policy
S5; it is not effective in terms of delivering development over the Local Plan period;
and it is clearly not consistent with the NPPF. This however can be ably addressed by
revising the wording of the policy.
SUGGESTED CHANGE TO PLAN
The proposed amended wording to Policy S5 that would enable the policy to pass the
tests of soundness is:
“Outside defined settlement development boundaries, and sites allocated for
development as defined on the Proposals Map, development will be permitted where
it 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 if:
…..
j) it comprises energy infrastructure development that requires a location outside of
defined settlement development boundaries; or
k) it comprises the expansion of an existing business located outside of defined
settlement development boundaries.
Where development accords with any of the principles listed above, it will be
permitted
…..
it does not lead to excessive encroachment or expansion of development away from
the original buildings (i.e. delete this criterion);
….
in the case of extensions to buildings, it does not result in a disproportionate increase
in the scale, form or footprint of the original building; (i.e. delete this criterion);
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Comments regarding small scale
development across the District is
noted. Whilst Policy S5 would appear
to be restrictive, when the Plan is read
as a whole, Policy S3 allows for new
build developments in rural areas
adjacent to tier 4 and 5 settlements.
Development in lower tiers of
substantive nature are likely to have
an adverse impact upon character &
appearance which would render them
unacceptable proposals. Paragraph 55
of the NPPF sets out that new isolated
homes should, with certain
expectations be avoided. Therefore it
is considered that no changes are
necessary to the policy with respect to
this issue.

No Change

S5 Development in the Countryside

5924/157

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

S5

REPRESENTATION
This policy refers to locations which are outside defined settlement boundaries. There
seems to be no provision here for the modest small scale development one would
expect within or outside the smaller lower tier villages, including development which
paragraph 4.21 proposes should be allowed on the edge of Infill and Consolidation
Villages (5th tier). This policy appears to disregard the test of sustainability, which is
the “golden thread” of the NPPF (paragraph 14).
SUGGESTED CHANGE TO PLAN
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The request for land at Abbey Brook
Cactus Nursery to be allocated within
the Local Plan is noted. However in
accordance with the NPPF
requirement to significantly boost the
supply of housing the Local Plan meets
the full objectively assessed needs for
housing for the Derbyshire Dales and
accordingly it is not considered
appropriate to consider further sites at
this stage. The NPPF expects Local
Plans to set out a clear strategy for
land allocation. The housing sites in
the plan are considered to be the most
suitable for development and their
allocation has been informed by the
Sustainability Appraisal and SHELAA
processes. However the site suggested
will be assessed as part of the annual
review of the SHELAA document and if
the outcomes of the assessment
conclude the site is developable, it
could potentially come forward as a
windfall development or be
considered through a review of the
Plan.

No Change

S6 Strategic Housing Development

4209/169

Dr Gillian Fearn

4.30

REPRESENTATION
Para 4.30 states that although there is an identified need for 6440 dwellings, the
SHLAA indicates that there are insufficient sites in suitable locations to meet this
requirement within the period of the plan.
SUGGESTED CHANGE TO PLAN
I wish to propose the land at Abbey Brook Cactus Nursery (Plan attached) be included
in the plan. This could potentially add a further 40 dwellings. It would form a logical
extension to the recently - completed affordable housing at Poppyfield Close. It is
close to public transport and the facilities of both Darley Dale and Matlock. It is
immediately adjacent to the recently opened Meadow View care centre. This site is
completely surrounded by other buildings and/or trees and development would not
significantly impact on the landscape current use of the land as a plant nursery is
winding down with increasing age of the owners. There are no other employees.
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The GL Hearn study on Housing and
Economic Development Needs has
been undertaken in accordance with
the policy and guidance within the
NPPF and NPPG. The evidence
indicates that the Derbyshire Dales has
complex interrelationships with the
surrounding area, stating that parts of
the Derbyshire Dales fall within both
the Derby focused and Sheffield
focused HMA/FEMA. As different parts
of the District fall within different
HMAs/FEMAs and to ensure that there
is consistency in approach it is
concluded appropriate that a single
assessment is undertaken. The Council
is committed to tackling the
interrelationships with neighbouring
authorities and joint working to
address issues in respect of housing
and economic development needs that
may arise. Joint working and liaison
with neighbouring authorities is
documented within the District
Councils Duty to Cooperate Statement.

That the following text be included
in the Local Plan in Paragraph 6.25

S6 Strategic Housing Development

3752/46

Richard
Crosthwaite
Gladman
Developments
Ltd

4.30

REPRESENTATION
The claimed OAN of 322 dwellings per annum does not take full account of older
persons needs that have been identified in the HEDNA.
The approach taken in the determination of OAN is not fully in- keeping with the
guidance contained within the Framework and the PPG. The HEDNA identifies a
number of important inter relationships with neighbouring authorities, yet concludes
that it would be 'sensible and pragmatic' to focus solely on the are of the Council. It is
vital that the Council fully tackles the clear interrelationships that it has across a
number of housing market areas through its HEDNA and its joint working with
relevant local authorities through the duty to cooperate.
The HEDNA identifies an OAN of 322 dwellings per annum (2013 to 2033) at
paragraph 17.56, which indicates that it is based on evidence drawn together
following lengthy analysis contained within the Report. This analysis includes the
consideration of need for specialist housing and accommodation for older persons,
however this does not appear to feature in the OAN figure contained in paragraph
17.56. Paragraphs 17.80 to 17.90 provide conclusions relating to “specialist housing
and accommodation for older persons” and “need for registered care provision”. The
OAN claimed in paragraph 17.56 appears to have excluded need of some 1618
dwellings within the C2 use class over the plan period. This clearly identified need is
not currently addressed through the Local Plan, and has particular repercussions in
terms of the Council's ability to meet its OAN.
Refer to comprehensive supporting statement submitted by Gladman for further
detailed comment on calculation of OAN.
SUGGESTED CHANGE TO PLAN

With regard to the comments on the
future need for specialist housing and
accommodation for older people, the
GL Hearn study states at paragraph
17.82 based on the expect growth in
population of older persons there is an
estimated need for an additional 1,182
specialist dwellings for older persons
over the plan period (59 per annum),
with this need being principally for
market housing. Specialist housing
includes sheltered and extra care
housing and forms part of the OAN
identified at 322 dwellings (being 17%
of this.) . These dwellings are therefore
accounted for in the OAHN
The HEDNA identified a ned
for 436 C2 bedspaces (22 pa). These
are additional to the OAN (which is for
C3 dwellings) - the provision of
bedspaces does not equate to the
number of dwellings as these will be
delivered in a different form, with the
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"In regard to residential care
bedspaces, the evidence suggests
that over the plan period there is a
need for 436 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"
That Policy HC11 Specialised
Housing Accommodation be
modified to include the following
additional section:
"Registered Care Provision
Schemes that provide registered
care accommodation (Use Class C2)
schemes will be supported
provided that the type of provision
meets identified District needs."
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density of C2 development expected
to be higher than the average for C3
dwellings
It important, however, that
the District Council take this into
account in considering housing supply,
and as such it appropriate to include
within the plan support for
development proposals that increase
the level of bedspace required in Use
Class C2.
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The NPA wishes to express support for the consideration given to the National Park
and its setting in the preparation of the Local Plan.

Support for paragraph 4.30 welcomed.

No Change

S6 Strategic Housing Development

2140/467

Mr Ian Fullilove
Peak District
National Park
Authority

4.30

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding the District
Council's calculation of OAN are noted,
however the views that the Plan does
not meet the full OAN are disputed.
The overall strategy seeks to boost the
supply of housing in accordance with
the National Planning Policy
Framework. Policy S6 states that the
District will seek to accommodate at
least 6,440 dwellings over the plan
period and therefore meet the
objetcively assessed need for the
whole of the Derbyshire Dales.
Comments regarding development at
Cawdor Quarry are noted, as currently
drafted the plan provides support for
the mixed use redevelopment of
Cawdor Quarry through policies DS9,
EC4 and S8.

No Change.

S6 Strategic Housing Development

5304/553

n/a
Williams
Management
Services Ltd

Policy S6

REPRESENTATION
The Council resolved earlier this year that the objectively assessed housing need
(OAN) for the Borough is 6,440 dwellings over the period 2013 – 2033 (322dpa).
However, Policy S6 of the Draft Local Plan advocates a constrained approach to the
release of housing land on the basis of supply-related evidence further to its SHLAA
exercise.
We do not consider that there is sufficient evidence available to the Council to
demonstrate that the full OAN cannot be met without unacceptable harm in terms of
highways, landscape impact and the setting of the Peak District National Park. Even
where harm is identified then this harm needs to be balanced against paragraph 14 of
the NPPF in terms of whether such harm significantly and demonstrably outweighs
the benefits.
The Assessment of Housing and Economic Development Needs (‘the Assessment’)
carried out for Derbyshire Dales District Council identifies the Objectively Assessed
Need (OAN) for housing. The 2012 CLG trend based household projection suggests
that there will be growth in households of 224 per annum in Derbyshire Dales over
the period 2013-2033. This is translated into a housing need of 244 dwellings per
annum. This is acknowledged as the ‘starting point’ for assessing the OAN. The
Assessment finds that there is evidence for an uplift to provide the labour supply
needed to support economic growth in the district. It concludes that a reasonable
interpretation of the economic projections suggests that some 1,700 new jobs will be
created in the district over the plan period. This implies an increase in the population
and therefore in the housing needed to accommodate the growing workforce. The
Assessment then states that the evidence from market signals provides clear evidence
of a case for adjusting housing provision further in order to support improvements to
affordability, and boost supply of affordable housing. The full OAN is therefore
considered by GL Hearn to equate to 322 dwellings per annum or 6,440 dwellings
over the plan-period.
The Council’s constrained approach to the release of housing is contrary to paragraph
47 of the NPPF, which seeks to boost the supply of new housing. Furthermore, it
would lead to significantly adverse consequences in terms of employment growth, the
supply of affordable housing and market signals.
The Assessment undertaken by GL Hearn considers the implications of the Sheffield
City Region growth targets set out by the LEP. These targets would represent growth
of c2,700 jobs in Derbyshire Dales over a 20 year period from 2013. The Assessment
notes that this would be ‘aspirational’ and rejects this as a job growth target that the
Local Plan should seek to support. The mixed use development proposed at Cawdor
Quarry is currently estimated to support around 1,300 net jobs (approximately 2,000
new jobs gross) in the retail, leisure/hospitality and small business sectors. The
successful implementation of the development would therefore enable the
achievement of the LEP growth target. Thus, planning for the level of housing needed
to support a workforce commensurate with that higher level of jobs growth is the
sustainable option.
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The HEDNA prepared by GL Hearn
complies with the methodology set
out in the NPPG, using demograhic
forecasts as it base and then adding in
additional levels to take account of
economic growth and market signals
to arrive at the OAN requriement for
Derbyshire Dales of 322 dwellings per
annum.
In terms of the contribution to
meeting the Sheffield City Region SEP
the HEDNA assumes that 1700 new
jobs will be created over the plan
period, and is based upon data from
Oxford Economics and Cambridge
Econometrics. This does not take into
account the potential for additional
jobs, should they arise as a result of
development proposals as is being
advocated in this representation there is no requirement to uplift the
OAN figure any further to take of such
circumstances.
There are a number of examples at
local plan examinations where
inspectors have rejected adjustments
for UPC (Aylesbury Vale, Arun).
Furthermmore HBF’s common
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It is also notable that the Assessment undertaken by GL Hearn dismisses the
adjustment of the household projections to take account of the effect of the
‘Unattributable Population Change’ or UPC. The UPC is commonly understood to
result from anomalies in the amount of migration assumed to have taken place and
therefore the way in which migration influences the national population projections.
The Assessment finds that this would increase the housing requirement by 36
dwellings per annum for Derbyshire Dales. This adjustment to take account of the
effect of the UPC has been made in other areas.
SUGGESTED CHANGE TO PLAN
The OAN for housing should be adjusted such that is demonstrated to align with the
LEP jobs growth target for the Derbyshire Dales of c2,700 for 2013 to 2033, which is
achievable in the context of employment growth supported by the mixed use
development at Cawdor Quarry.
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approach is to recommend that
adjustments for UPC are not applied.
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The level of housing is fully justified in
the HEDNA and includes an
assessment of the amount of
affordable housing that is required
across the plan area. The District
council has caculated the OAN for the
District using the standard
methodology set out in the NPPG. In
order to meet this need the District
Council has sought to allocate land for
housing within the most sustainable
locations. Whilst the level of houisng
allocated in Ashbourne may well be
greater than the need identified by
the Ashbourne Neighbourhood Group
it must be noted that Ashbourne is a
market town with a wide range of
services and facilities and it is
therefore appropiate that a signficnat
proportion of the allocated housing
development is located there to meet
the District Needs rather than just
local needs - which ineviably are likley
to be higher.

No Change

S6 Strategic Housing Development

6271/550

Mrs P A Fielding

S6

REPRESENTATION
The driving force behind the Plan seems to be to fulfill a quota of new houses, with no
regard for the environmental impact, pressure on town facilities, congestion. This
means that such building will not be sustainable, yet sustainability is one of the key
demands of the NPPF. The Local Plan must look at the community not just housing
numbers. Apart from the suspect number of houses to be aimed for, which in no way
correlates with the extensive work done by The Ashbourne Neighbourhood Plan, it
seems unlikey that the projected number of new houses would be achieved based on
statistics for house-building over the last 10 years. There also needs to be far more
emphasis on variety of housing, with more emphasis on semi-detached houses as
stepping stones for those on the property ladder and bungalows to reflect the ageing
population.
SUGGESTED CHANGE TO PLAN
Have true concern for every town's infrastructure and incorporate this in the Plan
with particular regard to the viable number of houses.
Make due reference to the types of housing needed. 'Affordable housing' is not only
Housing Association housing. Lay out the needs for terraces, semis and bungalows.

Policy HC11 sets out the type of
property that should be delivered over
the plan period to meet the future
needs of the residents of Derbyshire
Dales.
No changes to the policy are
recommended.
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This representation effectively makes
the case that the HEDNA conflates
adjustments to headship rates and for
market signals, and argues that these
need to be treated separately.
There , however, clear
objective evidence that market and
affordability factors have influenced
past household formation amongst
younger age groups. The HEDNA
shows that household formation
amongst those aged 25-34 has
dropped, that there is a level of
concealed households and that this
coincides with increasing affordability
pressures. If it is accepted that past
household formation trends have been
influenced by market signals, it is
logical that an improvement in
household formation amongst younger
households would necessitate an
increase in housing supply and
associated improvement in
affordability.

No Change

S6 Strategic Housing Development

2751/246

Mr Dan Stack
Chevin Homes
Ltd

S6

REPRESENTATION
Failure to properly identify, assess and then plan to meet the full “Objectively
Assessed Need for Housing”
Policy S6: Strategic Housing Development proposes a housing requirement of at least
6,440 dwellings (322 dwellings per annum) for the plan period of 2013 – 2033 based
on an OAHN set out in the Derbyshire Dales Housing & Economic Development Needs
Assessment 2015. This is an increase from the 6,015 dwellings proposed in the draft
Local Plan (April 2016).
This report calculates the OAHN as follows :244 dwellings per annum based on 2012 Sub National Population Projections (SNPP) /
2012 Sub National Household Projections (SNHP) plus vacancy / second home
conversion rate representing the demographic starting point but which would not
support any growth in the workforce ;
An uplift to 301 dwellings per annum to allow for an adjusted employment growth of
1,700 jobs ;
A further uplift to 322 dwellings per annum to allow for an additional upward
adjustment for worsening market signals.
The Council has also identified an affordable housing need of 101 dwellings per
annum. We are supportive of the Council’s proposal to increase the housing
requirement however we have a number of concerns about the Council’s calculation
which under-estimates the OAHN.
It is noted that the Home Builders Federation (HBF) have made detailed comments
about the Council’s OAHN, outlining five concerns about the Council’s calculation
which under-estimates the OAHN. We wholly agree with the HBF’s comments which
are summarised below.
No adjustment to demographic projections despite evidence to justify increases based
on sensitivity testing
The PPG sets out that the SNHP are the starting point for OAHN (ID 2a-01520140306). The HBF agree that this is the appropriate starting point but as set out in
“PAS Objectively Assessed Need and Housing Targets Technical Advice Note Second
Edition” dated July 2015 further sensitivity testing of migration trends and household
formation rates (HFR) may also be necessary. In the recommendations of Local Plans
Expert Group (LPEG) Report for a standardised methodology for the calculation of
OAHN a similar approach for an upward adjustment after sensitivity testing of long /
short term migration trends and HFR in 24 – 35 age group are also proposed. The HBF
is concerned that even though sensitivity testing of migration trends showed higher
figures no adjustments were undertaken to demographic projections and although
HFR in younger age groups were shown to be declining only a modest adjustment
based on the return of 25 – 34 years age group back to 2001 levels of ownership by
2033 (para 6.49 of Derbyshire Dales Housing & Economic Development Needs
Assessment 2015) was applied as a market signal adjustment.
At this time it is suggested that the Council should also consider if there are any
implications arising from the publication of the 2014 SNHP. However the Council
should be mindful that a re-assessment of OAHN is only necessary if a meaningful
change has been identified by the publication of these projections (PPG ID 2a-01620140306).
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It is important that adjustments in
calculating OAN are grounded in
reality. The PPG in considering
adjustments for market signals notes
that these should be adjustments from
the starting point household
projections. For homes to be
occupied, there need to be households
to live in them – and thus any upward
adjustments within an OAN calculation
must imply either higher net migration
or higher household formation.
There is concern that the upward
adjustment in the HEDNA for market
signals is “overly modest.” They do not
recommend a definitive alternative
figure. The HEDNA Report modelled in
effect two upwards adjustments from
the starting point need for 244 dpa –
an upward adjustment for economic
migration (57 dpa) and to household
formation rates (21 dpa). The
combined impact of these show an
upward adjustment from the starting
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Inappropriate use of an adjustment to HFRs as the uplift mechanism for worsening
market signals
It is agreed that an adjustment to HFR in younger age groups is appropriate (PPG para
2a-017-20140306) because although the 2012 SNHP draw on long term trends since
1971 the methodology applied means there is a greater reliance upon trends
experienced over the last 10 years than to those experienced over the longer term.
The implication of this bias is that the latest SNHP continue to be affected by
suppressed trends in HFRs associated with the impacts of the economic downturn,
constrained mortgage finance, past housing undersupply and the preceding period of
increasing unaffordability which particularly affected younger households. As
evidence shows HFR for these groups are likely to recover as the economy improves
(see Town & Country Planning Tomorrow Series Paper 16, “New estimates of housing
demand and need in England, 2001 to 2031” by Alan Holman). At the previous Local
Plan Examination the Inspector also considered it “prudent to assume HFR unlikely to
remain suppressed over whole plan period … sensible to return to higher levels” (para
10 of Inspector’s Note on Examination of Derbyshire Dales Local Plan dated July
2014).
However the HFR adjustment is used as mechanism to respond to market signals in
order to improve affordability. This approach is inappropriate and the impact is not
considered to properly account for either demographic change or identified
worsening market signals. It is noted that recently the Inspector’s conclusions on the
Arun Local Plan confirmed that a HFR adjustment should be considered independently
of a market signals adjustment stating “The Hearn report’s upward adjustment of 2628dpa (rounded to 25pa) should be added to the 820pa to assist an increase in
household formation for the key 25-34 age group, mainly as a demographic
adjustment” (para 1.28 of Arun Local Plan: Inspector’s OAN Conclusions dated 2nd
February 2016). This is also the approach recommended in the LPEG Report for a
standard methodology for OAHN whereby adjustments to HFR in younger age groups
and for worsening market signals are separate and both are required (Flowchart Steps
A & B in Appendix 6). Indeed the adjustment to HFR in younger age groups (25 – 44
years old) recommended as an adjustment of 50% between 2008 and 2012 HFR is
proposed at the beginning of the assessment in the same way as any 10 year
migration adjustment in order to establish the demographic starting point before any
further uplifts to support economic growth and / or worsening market signals are
applied.
The market signal uplift is overly modest
The PPG confirms that worsening trends in market signals should be considered which
may necessitate an upward adjustment above demographic projections (ID 2a-01820140306 & 2a-019-20140306). The PPG is explicit in stating that a worsening trend in
any one of the market signal indicators will require an upward adjustment to planned
housing numbers (ID : 2a-020-20140306). There is concern that the adjustment for
worsening market signals is insufficient. An uplift of only 21 dwellings per annum
equivalent to only 7% is overly modest. By way of comparison, for example, in the
Eastleigh Local Plan Inspector’s Preliminary Conclusions on Housing Need a 10% uplift
was proposed as a cautious approach to modest pressures on market signals whilst
the Uttlesford Local Plan Inspector’s Conclusions found an overall increase of 10% was
appropriate to achieve the objective of improving affordability. The LPEG Report
recommends up to 25% uplift for worsening market trend dependant on the severity
of house price and rental affordability ratios however given that “affordability ratios
in Derbyshire Dales are high – above the national and county averages. Median house
prices in Derbyshire Dales are 8.6 times the median earnings in the District compared
to national rate of 6.5 and a county rate of 5.5. The lower quartile ratio is slightly
worse at 9.3 indicating the problem is more acute at the lower end of the market”
(para 17.48) Derbyshire Dales would be at the upper end of the LPEG suggested range
of upward adjustments.
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point of 32%.
It is therefore considered that there is
not a technical basis which necessarily
requires a higher adjustment.
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Insufficient uplift to support economic growth
It is necessary for housing and employment strategies to be properly aligned and
supporting economic growth is an important factor which plan makers should assess
(PPG ID : 2a-018-20140306). The HBF’s concern is that insufficient adjustments to
support economic growth have been applied. Again the Council is reminded that at
the previous Local Plan Examination the Inspector found that “to maintain jobs and
support economic growth would require 360 dwellings per annum” (para 11 of
Inspector’s Note on Examination of Derbyshire Dales Local Plan dated July 2014) ;
Insufficient consideration of increasing the housing requirement to deliver affordable
housing
The Framework (paragraph 47) requires the Council to assess the OAHN for both
market and affordable dwellings. The PPG states that an increase in the total housing
included in a Local Plan should be considered where it could help to deliver the
required number of affordable homes (ID : 2a-029-20140306). This approach was
reinforced by Stewart J in Satnam Millennium Ltd v Warrington Borough Council
(2015). The HBF’s concern is insufficient consideration by the Council of whether or
not an uplift should be applied to assist in delivering affordable housing. In
comparison other Local Plans have included significant uplifts to meet affordable
housing needs for example in Canterbury there is an uplift of 30% (paragraphs 20, 25
& 26 Canterbury Local Plan Inspectors Note on main outcomes of Stage 1 Hearings
dated 7 August 2015) and in Bath & North East Somerset there is an increase of 44%
(paragraphs 77 & 78 BANES Core Strategy Final report 24 June 2014). Most recently
the Gloucester, Cheltenham & Tewkesbury Joint Core Strategy Inspector’s Interim
Conclusions proposes a 5% uplift to help deliver affordable housing needs. The Forest
of Dean Inspector is also suggesting a 10% uplift in his Interim Findings “to seek to
deliver all of the identified affordable housing need as a proportion of market housing
would result in unrealistic and undeliverable allocations. But it does not necessarily
follow that some increased provision could not be achieved …I consider that an uplift
of 10%, which has been found reasonable in other plan examinations, would be more
appropriate here” (para 63). The LPEG Report recommends significant uplifts to meet
in full OAHN for affordable housing too (see Flowchart Steps C & D in Appendix 6 of
the LPEG Report).
Summary
In conclusion of this matter, we wholly agree with the HBF that the housing
requirement of 6,440 dwellings is considered to be based on an under-estimation of
OAHN. Therefore the Council should re-consider both its OAHN calculation and
proposed housing requirement before submission of the Derbyshire Dales Local Plan
for examination. Furthermore the Local Plan should separately refer to the identified
need for 436 C2 bed spaces over and above the OAHN. The Plan should also provide
better clarity concerning housing needs from the Peak District National Park to be met
in Derbyshire Dales Local Plan area.
SUGGESTED CHANGE TO PLAN
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The Local Plan is seeking to fully meet
its OAN requirement of 6,440 by
providing for 6,571 dwellings over the
plan period. The evidence from
discussions with the landowners and
developers is that the number of
dwellings allocated in the plan will be
delivered, and there will be requisite
support for the provision of new
community infrastructure to meet the
level of growth envisaged over the
plan period.

No Change

S6 Strategic Housing Development

5924/191

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

S6

REPRESENTATION
Derbyshire Dales DC has a duty to provide for its ‘objectively assessed housing needs’
and indeed to significantly boost housing supply. The practical implications of not
delivering enough homes in the District are threefold:Firstly, there would be severe social consequences within the District whereby
legitimate housing needs will go un-met. This inevitably has implications both on price
levels which make it more difficult for disadvantaged residents to get onto the
housing ladder and obtain a home on the open market – with people finding
themselves priced out of the local market, as well as reducing the availability of sites
for both market and affordable housing. Essentially, it exacerbates housing pressures
for those least able to afford to find homes to live,
Secondly, it can have adverse implications on the employment market whereby local
businesses and employers struggle to recruit from local workforce thereby losing
business, discouraging economic growth and inward investment and weakening the
local economy. Most parts of the Derbyshire Dales are within easy commuting
distance of the major towns and cities of Sheffield, Chesterfield, Derby, and even
Manchester and this naturally has a further impact on the level of market demand,
and
Thirdly, any significant housing shortfall may exacerbate the already distorted age
structure within the District exaggerating the steadily ageing population as more
elderly people are attracted to the area and younger people are forced to move away.
This puts further pressure on existing health and welfare services and undermines the
provision of local facilities. Paragraph 2.30 of the Plan refers to the tendency for outmigration of younger people and the inward migration of older families. Indeed, this
problem in Derbyshire Dales is almost entirely self-inflicted and not sufficiently well
understood by those more affluent and elderly people who so often resist
development and change.
The Derbyshire Dales has an especially attractive and varied landscape which is clearly
a key environmental asset which needs to be carefully protected. However, this does
not remove the requirement for new development and especially housing and should
not be regarded as an overwhelming constraint which should limit the delivery of
housing. On the contrary, the Council needs to identify sufficient sites which can be
accommodated sensitively into the landscape and in places where people genuinely
wish to live. Nevertheless, there will be places which are affected by Special Areas of
Conservation (SAC’s), archaeological or geological designations or indeed mineral
protection areas where sites may be constrained. We refer to some of these in our
comments below.
We are acutely conscious that the Council has made strenuous efforts to increase the
number of housing sites in order to hit ‘the magic 6,440 figure’, (for the 2013-2033
plan period). On paper it might seem that the Council has achieved its target,
however the key test is potential deliverability of sites (ie. whether sites can come
forward in a timely way and above all whether new homes will actually be built). We
have deep concerns about whether some of the larger sites – especially those quarry
sites which have been added to the supply, will provide a suitable and adequate
source of housing within the necessary timescale.
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As part of the preparation of the Local
Plan the District Council has sought to
identify the extent to which sites with
potential to contribute to meeting the
OAN were deliverable through the
SHELAA process, including a number of
former quarries. Indeed many of the
quarry sites now have either the
benefit of planning permission or a
resolution from Planning Committee
to grant planning permission, which
should allay any concerns about the
none delivery of brownfield sites
during the plan period.
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Comments regarding the preparation
of the Local Plan and the supporting
OAN and SHELAA evidence are noted.
Both the calculation of the OAHN for
the Derbyshire Dales and preparation
of the SHELAA have been undertaken
following the guidance and advice
contained within the NPPF and NPPG.

No Change.

S6 Strategic Housing Development

5924/156

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

S6

REPRESENTATION
It is important that the Council meets the full requirement for housing within its
District identified in the ‘Objectively Assessed Housing Need’. This imperative is
clearly stated within the NPPF and reiterated in paragraph 6.4 of the Pre-Submission
Local Plan.
We therefore support the efforts the Council has made to boost the housing supply
since the draft Local Plan, but are not convinced either that GL Hearn has allowed
sufficient housing provision in calculating the ‘Objectively Assessed Needs’ or that the
record of potential supply outlined in Table 3 (transposed from Table 5 of the
Strategic Housing & Employment Land Availability Assessment: SHELAA) is sufficiently
robust to ensure that 6,440 new homes can actually be delivered in the appropriate
timeframe. (The introduction of Table 3 into the text is helpful, but it doesn’t contain
enough detail to verify the figures).
On the demand side, we are not convinced that the additional 57 homes/ year are
adequate to address the economic uplift required to meet the economic ambitions of
the District Council and the need to boost growth of the local economy. The previous
Local Plan EIP Inspector said that “to maintain jobs and support economic growth
would require 360 dwellings per annum” (para 11 of Inspector’s Note). Similarly, in
view of the stark differences between price levels, rental levels and affordable ratios
between Derbyshire Dales and surrounding Districts, we consider that the adjustment
of 21 dwellings per year to reflect market signals will be inadequate. The level of
housing needs to go some way to redress the disparity in the notational and regional
picture and the situation in the Derbyshire Dales. The OAN therefore falls short of
needs.
On the supply side, we are concerned that the windfall allowance contains both small
and large sites – the latter should really be allocated in the plan and also PNDPA
figure is purely speculative. The 15 per year allowance starts from 2016 when all
deliverable sites should already be identified. This means that the first 2 years’ worth
of completions should be deleted. With regard to the 3,188 allocations, these need to
be carefully scrutinised to judge whether they can genuinely be brought forward or
may be constrained by environmental, physical, ownership and legal and marketing
constraints. There is no indication in the papers as to what allowance has been made
for lapse rates and/or any flexibility allowance.
In trying to earmark as much land as possible defined as ‘brownfield’ the Council has
opted for several large quarry sites which may be constrained by geological and
environmental considerations, potential contamination and the protection of mineral
resources. For example, the consultation response from Natural England dated 10th
May 2016 (listed as DOC 56 within the Council’s Duty to Co-operate paper) raises
major concerns about the effect of development at Stancliffe Quarry on the setting of
the Peak Park, the impact of development at Halldale Quarry on the Peak District
Dales SAC and various SSSI’s and the implications of development at Middle Peak
Quarry on the Gang Mine SAC. The County Council (DOC 60) also raises potential
concerns about mineral reserves at Stancliffe, Halldale and Middle Peak Quarries.
Furthermore, all three sites may well be contrary to the District Council’s own Local
Plan policy PD3 (Biodiversity and the Natural Environment).
There are likely to be huge infrastructure, construction, marketing and delivery issues
associated with bringing forward these quarry sites, with the consequential delay to
delivery with the proposed housing trajectory. The Council therefore needs to adopt
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In terms of Economic Uplift the basis
for this comes from employment
forecast data provided by Oxford
Economics and Cambridge
Econometrics on a sector by sector
basis, adjusted to take account of local
circumstances - the 1,700 jobs growth
over the plan period ties in with the
forecast for the area from Sheffield
City Region and as such it is considered
that the uplift for economic growth is
appropriate.
There is clear objective
evidence that market and affordability
factors have influenced past
household formation amongst younger
age groups. The HEDNA shows that
household formation amongst those
aged 25-34 has dropped, that there is
a level of concealed households and
that this coincides with increasing
affordability pressures. If it is accepted
that past household formation trends
have been influenced by market
signals, it is logical that an
improvement in household formation
amongst younger households would
necessitate an increase in housing
supply and associated improvement in
affordability. The NPPG refers to
historic undersupply and worsening
affordability in influencing both
demography/ household formation
rates and as market signals. Inspector’s
decisions on this issue historically
point to different views being taken in
different occasions.
It is considered important that
adjustments in calculating OAN are
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very cautious assumptions in connection with lead-in times and delivery rates. Even if
all the constraints can be overcome and an outline application can be submitted
within 2 years, with perhaps a start on site within 3-4 years, we would envisage major
infrastructure and ground works being required before completed dwellings could be
delivered, yielding at most, 200-300 houses over the plan period on the Middle Peak
Quarry site compared with an allocation of 645 dwellings. The other two quarry sites
could theoretically be delivered within the plan period, subject to overcoming the
constraints we have highlighted, but will take longer to build out than anticipated.
Similarly, at Ashbourne Airfield, cautious assumptions will need to be made about the
start date and the delivery rates for new housing. Although close to local
employment, this exposed site adjacent to an industrial estate, will not prove to be a
prime location for house sales. There is therefore no possibility of achieving 800
houses from this site within the remaining 17 years of the site. Even with a start on
site within 2 years it would be unrealistic to expect more than 30-40 dwellings per
annum to be delivered from a single (relatively isolated) site. This would achieve
between 450-600 dwellings within the plan period, rather than the 800 dwellings
earmarked for the site.
Turning to the 5 year land supply table in the SHEELA, Table 5 suggests that the
delivery from the Local Plan Allocations will be substantially higher during the first 5
years (2016-21) than later in the plan period. This seems very unlikely and the
evidence does not support this assertion. Furthermore, the 5 year supply table (Table
4) includes recently approved sites since the base date – which shouldn’t legitimately
be included in the supply figure.
We therefore conclude that 3,188 dwellings (the allocation figure within Policy S6) will
not be sufficient to meet the Council’s housing requirement. Furthermore, there is
only a very marginal contingency between the total declared supply total and the
identified housing requirement of 6,440, which itself may not be enough to meet the
District’s housing needs and fails to satisfy paragraphs 14 & 157 of the NPPF.
SUGGESTED CHANGE TO PLAN

grounded in reality, and notes that the
PPG in considering adjustments for
market signals notes that these should
be adjustments from the starting point
household projections. For homes to
be occupied, there need to be
households to live in them – and thus
any upward adjustments within an
OAN calculation must imply either
higher net migration or higher
household formation.
The NPPF defines windfall sites 'as
sites which have not been specifically
identified as available in the Local Plan
process. They normally comprise
previously developed sites that have
unexpectedly become available.' The
NPPF further states that a windfall
allowance may be justified if there is
compelling evidence that such sites
have consistently become available in
the area and will continue to provide a
reliable supply. The SHELAA evidence
has been prepared to reflect guidance
on windfall allowance contained within
the NPPF and acknowledges at para
3.5 that whilst sites of 10 or more will
continue to be a source of supply this
is likely to be limited in the remainder
of the plan period as such sites are
allocated within the Local Plan. With
regard to the contribution to housing
supply from the Peak District National
Park, the figure of 358 dwellings
between 2016-2033 has been agreed
with the Peak District National Park as
achievable and realistic.
The District Council has undertaken
extensive discussions with landowners
and agents of sites identified in the
SHELAA and allocated in policy HC2
and is confident that the sites are
suitable, available and deliverable as
outlined within the housing trajectory.
The phasing of individual sites has
been informed by and acknowledges
the degree of constraints on sites and
phases brownfield sites later in the
housing trajectory accordingly. For
example the phasing for Ashbourne
Airfield envisages part of the site (300
units) being delivered beyond the plan
period.
Policy S6 sets out that the District
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Council will accommodate at least
6,440 dwellings over the plan period
and acknowledges in para 4.31 that
sufficient land is available for 6,571
dwellings, which is above the OAN and
acknowledges that not all
commitments are likely to be
implemented during the plan period.
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Comments relating to the number of
dwellings allocated within Ashbourne
are noted. The District council has
calculated the OAN for the District
using the standard methodology set
out in the NPPG. In order to meet this
need the District Council has sought to
allocate land for housing within the
most sustainable locations. Whilst the
level of housing allocated in
Ashbourne may well be greater than
the need identified by the Ashbourne
Neighbourhood Group it must be
noted that Ashbourne is a market
town with a wide range of services and
facilities and it is therefore appropriate
that a significant proportion of the
allocated housing development is
located there to meet the District
Needs rather than just local needs which inevitably are likely to be higher.
No changes to the policy are
recommended.

No Changes

S6 Strategic Housing Development

1137/164

Carole Dean
Ashbourne
Town Council

S6 & HC2

REPRESENTATION
Turning to the housing aspects of the plan our concerns revolve around the numbers
themselves, the proportion that Ashbourne is being committed to and the
sustainability and deliverability of what is being proposed.
First, there is the lack of justification for the numbers within a robust planning policy
framework that justifies more housing in terms of local services, infrastructure and
the actual impact on Ashbourne and other urban areas within the district. There are
no proposals to explore additional sites as yet, whilst it appears little has been done
to explore any possible solutions with neighbouring authorities.
Secondly is the number issue itself. The Ashbourne Neighbourhood Plan Group
commissioned and completed a proper Housing Assessment for Ashbourne where the
District Council has chosen to pursue an Objectively Assessed Need (OAN) figure and
then tried to fit policies to the number rather than prepare a policy lead plan.
We now have a situation where an OAN of 6440 homes is the start and finishing line
for the Derbyshire Dales Local Plan. This number is an increase of just under 10% on
the OAN suggested by the data of the 2012 plan. In the 2012 Plan officers strongly
recommended, a housing figure of 4,400, approximately a third less than the current
OAN figure, with some 440 houses to be built in Ashbourne.
Now we have a situation where, while the district wide housing target has increased
by under 50%, from, 4400 to 64440, the housing to be built in Ashbourne has
increased to around 1900 houses, an increase of over 330%.
No evidence or data has been offered to support this massive jump within Ashbourne,
unlike say the East Staffs Plan which clearly identified the housing need of its major
settlements, villages etc... and proposed housing to meet them. Derbyshire Dales
District Council has not undertaken a housing need assessment for Ashbourne and
therefore cannot confirm local need. The only justification offered is that the plan is
meeting a District wide need.
When questioned on the ratio of population increase and proposed new housing
(0.93.1 compared with the normal guideline of 2.5.1), it was explained, at the public
meeting, that it was not that straightforward. We had to factor in demographic
changes created by an ageing population. What was not explained was whether this
meant a significant proportion of the new housing would be aligned to an ageing
population rather than meeting the needs of young families who need to be
encouraged into Ashbourne area to support and meet the economic growth we want
to see in the Ashbourne Area.
Regarding the 1900 homes suggested, the majority of which are anticipated to be on
the airfield site, a site which actually is not within the Ashbourne parish boundary but
sits within the boundaries of a number of settlements classed in the Local Plan as tier
5, and unsuitable for development. Is it even possible at over 100 houses a year to be
built through the plan period? This appears a very optimistic rate when compared
with typical build rates of around 40 to 60 properties per year for the UKs largest
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In terms of the Bypass - the Local Plan
includes support for its provision however in the absence of a route that
it is likely to be delivered over the plan
period it is inappropriate to include
anything further in the plan.

Chapter 4 Page 43

APPENDIX 3
housing developers. Deliverability is a critical question for the local plan as it was a
similar question on deliverability that led to the failure of the Amber valley local plan
recently.
The question of deliverability is critical, yet it appears little has been done to bring
forward sites or confirm their development within the Plan period. An oversight
which, when taken alongside the current shortfall of some 400+ houses, if
investigated by an inspector at examination would see the plan fail.
Ashbourne Town Council also requests Derbyshire Dales District Council to seriously
include the provision of an Ashbourne by-pass in the next version of the Local Plan.
We appreciate that DDDC supports the principle of the by-pass and we urge you to
agree a form of wording with the Highway Authority to facilitate the inclusion of the
by pass into our District wide Plan. You will be aware that transport issues were the
number one issue raised by the Ashbourne community in recent public consultation
on the development of the Neighbourhood Plan and that the provision of a by-pass
for Ashbourne, to achieve the town centre regeneration that the Local Plan supports,
was overwhelmingly supported by local people.
SUGGESTED CHANGE TO PLAN
We encourage the Planning Authority to concentrate on the deliverability of the Local
Plan both in terms of addressing real and sustainable housing need and more critically
in delivering the economic growth required by providing opportunities and climate for
real and sustained economic investment growth. Then the Plan will deliver affordable,
sustainable homes and jobs for our communities.+
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The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. Table
3 Strategic Housing requirements
2013-2033 set out in the supporting
text to Policy S6 of the local Plan
clearly shows the different forms of
housing supply that contribute
towards achieving the OAN of 6440
dwellings. Phasing will ensure
developments take place in a
controlled manner and there is a
continuous supply of housing
throughout the plan period which
broadly accords with the annual rates
of delivery identified in the housing
trajectory in Appendix 3. The number
of houses in the early phase is to
deliver the five year land supply. The
phasing reflects the delivery of
infrastructure to support the
development and in some cases the
aspirations of landowners. Housing
delivery will be monitored and
consideration will be given to
amending timescales if the annual
rates are not being met. With
reference to Policy HC2(w) Land at
Cawdor Quarry, this site has been
counted as commitment as it has an
extant planning permission. Whilst
development of the site has been
slow, the landowners and developers
of the site have provided evidence that
they are committed to bringing the
site forward within the timescales
identified. Given this evidence no
changes are recommended to Policy
S6 or HC2.

No Change

S6 Strategic Housing Development

2164/367

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

S6

REPRESENTATION
The statement that the "District Council will accommodate at least 6,440 dwellings
over the period 2013-2033" and that "in order to accommodate this requirement,
sufficient land will be identified to accommodate at least 3,188 dwellings on new sites
allocated in Policy HC2." is misleading.
300 houses at Ashbourne Airfield will as Policy HC2 acknowledges be delivered
beyond the plan period. And reliance on Cawdor Quarry to deliver a substantial
element of the housing provision demonstrates that the Council is unduly optimistic
in It is expectations of meeting its OAN target. This site has had a series of planning
permissions stretching back over 15 years with virtually no progress in delivery of
houses. It is unlikely to developed.
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated.
SUGGESTED CHANGE TO PLAN
The Council should review its housing land allocations, looking again at several of the
sites previously put forward but dismissed.
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William Davis wishes to support the stance taken by the Council in its Local Plan
relating to the overall scale of housing provision in Policy S6: Strategic Housing
Development. It is an important facet of the NPPF that local authorities make the
appropriate provision for housing to allow the step change in delivery in housing
provision across the country. DDDC is no different from many other authorities in the
country where the calculation of objectively assessed need (OAN) has resulted in the
need to allocate more sites for housing than may have been originally considered
acceptable by the Council.
The previous Local Plan Inspector’s recommendations to the effect that the Local Plan
was unsound was because the Council had not made appropriate provision for
housing. It is considered that in the context of the housing sites now allocated and the
overall housing figure set out in Policy S6 that the Council has responded positively to
identifying a genuine level of housing need that should be provided to meet the
objectively assessed targets. William Davis, therefore, supports Policy S6 of the Local
Plan in this regard.
It is noted that in relation to the strategy for site allocations in Policy HC2: Housing
Land Allocations that the Council has sought to re-visit the sites that were originally
put forward to it as part of its SHLAA process and has consulted with neighbouring
authorities including the Peak District National Park as to whether any of the needs
arising in Derbyshire Dales can be provided in neighbouring authorities. It has
therefore, in William Davis’ view, complied with the duty to co-operate in relation to
the finalisation of submitted draft Local Plan.

Support welcomed

No Change

S6 Strategic Housing Development

5317/209

Mr John
Coleman
William Davis

S6 and HC2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding the OAN and
resultant housing target are noted.
The District council has calculated the
OAN for the District using the standard
methodology set out in the NPPG. The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits.

No Change

S6 Strategic Housing Development

6277/510

David John
Allday

S6

REPRESENTATION
I cannot accept that the inequitable position we are in viz a viz the National Park can
be lawful if a legal challenge was made.
SUGGESTED CHANGE TO PLAN
See 6 above. The dwelling figure of 6440 should be reduced by approx. 50%.

The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
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Comments regarded the Plan target
are noted. The District council has
calculated the OAN for the District
using the standard methodology set
out in the NPPG. The NPPF is clear in
it’s requirement for Local Planning
Authorities to make every effort to
meet their objectively assessed
housing need unless any adverse
impacts of doing so would significantly
and demonstrably outweigh the
benefits.

No Change

S6 Strategic Housing Development

6029/273

Barrie Doar

S6

REPRESENTATION
I congratulate the Council on its efforts to take the opinions of their constituents into
account in the production of the District Plan 2015-2016. I hope that the Council's
endeavours bear fruit against what to me is an arbitary and entirely inappropriate
housing/development target set by the government. The target may have been
arrived at with the help of professional statisticians, but NO ONE can accurately
forsee the future. What happens if the population forecasts are not met? What
happens to all the empty houses? It will then be impossible to reconstruct the
beautiful Matlock landscape. I am not a statistician but having studied the figures
published in the Councils District Plan Booklet, I feel that some of the figures don't
make sense. I strongly recommend that the Council re-examine those figures as they
may well be pointing both Council and Government in the wrong direction.
SUGGESTED CHANGE TO PLAN
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The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
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The Derbyshire Dales Local Plan is
required to be prepared on an up to
date evidence base - the most
important of which is the Housing and
Economic Needs study which sets out
the housing and employment land
requirements for the period up to
2033. This report justifies the
approach taken in the Derbyshire
Dales Local Plan in terms of the level of
development, which will support the
growth of the local economy going
forward rather than seeing it stagnate
or go into decline.

No Change

S6 Strategic Housing Development

6224/250

Mr and Mrs
Terry and Linda
Gregg

S6

REPRESENTATION
We are not able to judge whether the plan is legally compliant and therefore cannot
answer Yes.
SUGGESTED CHANGE TO PLAN
The first section of the draft plan promotes the 'high quality natural, built and historic
environment' as a major attraction of the Derbyshire Dales and stresses the need to
preserve these benefits. Restrictions on development in the adjacent National Park,
however, has historically resulted in the concentration of development in the
surrounding areas of the Derbyshire Dales, by default. The proposed continuation of
this trend of over development in these areas in this plan will in time reduce the
attraction of the area in general and to visitors in particular – a result which is both
counter-productive and inconsistent and therefore unsound. It should be noted that,
as part of their experience, visitors come to the towns of Matlock, Ashbourne and
Wirksworth not just the National Park and also that the environment is vitally
important to residents as well as visitors.
In our view, the required change to the Plan should be to significantly reduce the
scale of planned new development to take account of the burden already borne by
the communities adjacent to the National Park.
It should also be noted that some recently built affordable homes – flats and houses –
along the A6 remain unoccupied. This raises the question 'Why additional housing is
required on anything like the scale proposed?' The plans for attracting jobs in section
7 together with the natural decline in job opportunities in the recent past do not
inspire confidence that population growth is imminent. This suggests the demand for
new homes in the Draft Plan is driven more by political dogma than need.
It is worth noting that these housing quotas were imposed on local councils by a
central government which has since undergone significant change in the wake of the
unexpected Brexit vote. The annual national population growth against which this
draft plan is predicated will not now take place. As a result the Draft Plan is no longer
Justified, Effective or Consistent with National Policy.
If, however, the new reality is ignored by the council and this short-sighted, build at
any cost policy is allowed to continue over the longer term what will the Derbyshire
Dales look like - and feel like to live in - in 10, 30 or 50 or more years time?
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The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
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Support for the allocation of HC2(W)
is welcomed. Comments regarding the
OAN are noted. The District council
has calculated the OAN for the District
using the standard methodology set
out in the NPPG.The NPPF is clear in
it’s requirement for Local Planning
Authorities to make every effort to
meet their objectively assessed
housing need unless any adverse
impacts of doing so would significantly
and demonstrably outweigh the
benefits.

No Change.

S6 Strategic Housing Development

5798/647

Anthony
R.Symes
South Darley
Parish Council

S6 and general

REPRESENTATION
South Darley Parish Council generally support the Pre-submission Draft Plan and in
particular welcome development in our Parish of the brownfield site of Permanite
along with Cawdor Quarry without encroachment into greenfields.
However we are concerned that the objectively assessed need,in terms of the overall
number of dwellings required in this Plan, has not been reduced to take account of
the `National Park effect`.This `effect` arises because of the very limited number of
dwellings the Park is prepared to accept despite accounting for approximately 50% of
the geographical area of the Disrict Council. If the total number of dwellings required
were so reduced then more greenfield sites could be removed from the allocation and
development could be concentrated on the brownfield sites.
SUGGESTED CHANGE TO PLAN
The total number of dwellings required should be substantially reduced because the
National Park is not prepared to take more dwellings.If this were the case then the
number of greenfield sites allocated could be reduced and development concentrated
on brownfield sites.
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strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
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The District Council considers that the
Policy is necessary in order to ensure
that all development in the sub area
are well designed and contributes to a
sense of place. The criteria set out in
Policy S8 ensures that the the existing
character and identity of settlements
are not lost through potential
coalscence of settlements. As part of
the Derbyshire Dales Strategic
Landscape Study an assessment was
undertaken to determine which
parcels of open space between the
two settlements are more sensitive to
development. The study concluded
that "the density of settlements
increases towards the north, with the
collection of settlements located on
the A6 around Matlock comprising the
most densely developed area. In this
area physical coalescence has occurred
between many of the settlements,
such as Matlock and Upper Hackney,
and Darley Dale and Two Dales, and it
is difficult to identify the delineation of
settlements on a map. However visual
coalescence is prevented due to the
presence of extensive screening
vegetation, and open space alongside
the A6. Land which prevents visual
coalescence is therefore of high
sensitivity, and it is important that this
land remains undeveloped in order to
maintain the perceived breaks
between settlements. Land of high
sensitivity in this area also relates to
the proximity to the Peak District
national Park (PDNP). Many of the
settlements, such as Rowsley and
Northwood, are located on the
opposite side of the Derwent Valley to
the Peak District National Park.
Therefore land surrounding them is
visually prominent in views from the
Park, and development could
potentially adversely impact upon the
setting of the Park". Given the
conclusions of the Wardell Armstrong
Study, the land identified under this
policy is considered to carry

No Change

S6 Strategic Housing Development

5353/316

Wagstaffe
Family Trust

4.29-4.31
S6

REPRESENTATION
There is no evidence to support a positive approach to meeting the development
needs of the District. With regard to housing there is no objective approach to identify
sustainable sites that are required to meet the OAHN. Instead the overreliance on
quarry sites is put forward as an apparently only option which is unsupported by
evidence and is unjustified. Consequently the Plan is unsound and unlikely to be
effective.
The strategy of directing growth to these large settlements is generally supported.
However objection is lodged to the proposed intention to maintain a strategic gap
between Matlock and Darley Dale for which is not justified by any evidence. Further
more detailed comment will be submitted under the heading of Policy PD 10. It is
noted that the reference to maintaining the distinct character of the settlements is
not continued by reference to Ashbourne at Policy S9 and there seems no other
justification for it in this instance other than a misconceived proposal for a “green
wedge” type of policy along the A6 corridor between Darley Dale and Matlock. It is
inconsistent with the rest of the Plan and counter-productive in identifying otherwise
sustainable development sites.
SUGGESTED CHANGE TO PLAN
It is proposed that Paragraph 4.2 be deleted and that the policy be amended to
remove reference to maintaining the distinct identity of settlements and to remove
the second bullet point of sub para a] which refers to maintaining a strategic gap
between Darley Dale and Matlock.
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substantial weight by continuing to
serve an important planning function
by preventing the coalescence of
nearby settlements and maintaining
their separate identities and amenity.It
is recommended that no changes are
necessary to Policy S8 and its
supporting text.
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Comments regarding the OAN are
noted. The District council has
calculated the OAN for the District
using the standard methodology set
out in the NPPG.The NPPF is clear in
it’s requirement for Local Planning
Authorities to make every effort to
meet their objectively assessed
housing need unless any adverse
impacts of doing so would significantly
and demonstrably outweigh the
benefits.

No Change

S6 Strategic Housing Development

6266/594

Alexander
Nicolson Burd

S6

REPRESENTATION
The Local Plan commits to providing 6440 houses over the period 2013 - 33; this
figure is actually the OAN for the entire area of the site including the National Park
which actually contributes 1900 to the calculated total but has only agreed to
accomodate 400 houses.
SUGGESTED CHANGE TO PLAN
The total number of houses to be provided for the area outside the National Park
should be reduced to 4540. The greater number of houses could be accomodated by
extending the housing area to include a Garden Village in the Southern part of the
site.

The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
With regard to a new garden village
the District Council has undertaken
extensive call for sites procedures and
within these no site of sufficient size
has been put forward. The site
proposed by Darley Dale Town Council
was not within the Derbyshire Dales
District.

Accordingly there is no change to the
housing target recommended.
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As 6

The District council has calculated the
OAN for the District using the standard
methodology set out in the NPPG. The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits. The NPPF also
places protection on National Parks
and states that major developments
should be not be approved within
them except from in exceptional
circumstances. The District Council is
therefore required to find available
and suitable land to accommodate for
the majority of the OAN.

No Change

S6 Strategic Housing Development

5588/738

John Youatt

meeting the
OAN

REPRESENTATION
See paper to follow. The plan is unsound in that it seeks to meet the OAN figure of
6500 which itself is flawed; should be reduced on account of the PDNPA; and could be
partly met by a community-led new settlement.
SUGGESTED CHANGE TO PLAN
Amend the targets to take account of the National Park factor.
Remove selected sites from the list of sites.
Insert the following new RJ and policy
Reason
Many objections are arising from the attempts to meet the high housing target figure
by extensions to existing towns and villages. Government policy encourages the
creation of new settlements. Space is available to create a new settlement in the
region of 2000 to 4000 households. It is not possible at this stage to identify sites, but
if a policy were adopted to set up a CLT it is possible in the life of the plan to reduce
the target. There is also general concern that most proposals currently are open
market led with inadequate plan led provision for affordable houses for local needs.
New Policy
The LPA will encourage the formation of a District wide Community Land Trust which
will seek community-led development on a new site and / or assist with community
led developments elsewhere

With regard to a new garden village
the District Council has undertaken
extensive call for sites procedures and
within these no site of sufficient size
has been put forward. The site
proposed by Darley Dale Town Council
was not within the Derbyshire Dales
District.
No changes to the housing target or
housing allocations are recommended.
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SHLAA is a comprehensive assessment
of all sites that have been identified as
being available for development across
that plan period to 2033. It would be
inappropriate to include land which
has not come forward through the
SHLAA process as these would unlikely
to be available and secondly not
deliverable and thus not in compliance
with the NPPF. Whilst some villages
may get larger allocations than they
might wish the Local Plan seeks to
ensure that the full housing needs are
met and in sustainable locations as
identified through the settlement
hierarchy.

No Change

S6 Strategic Housing Development

453/101

Michael Cannon

S6

REPRESENTATION
An objection is raised in respect of Policy S6 not against the identification of the
housing requirement related to the calculated OAN, but to the way the proposed
allocations results in the disproportionate, unsustainable and unjustified growth of
certain settlements such as Brailsford.
The calculation that 2,877 houses can be delivered on sites above 10 units based upon
the SHLAA analysis, is considered to be unjustified since it is contended that the
SHLAA does not represent an appropriately evidenced or comprehensive basis to
determine the scale of growth that could be accommodated within Derbyshire Dales.
It is contended that the SHLAA has largely assessed sites that have been proposed by
landowners and developers and has therefore excluded sites that may be more
sustainable but which for a variety of reasons has not been put forward and therefore
assessed. Accordingly the analysis resulting in the allocations proposed under Policy
HC2is considered to be less than thorough and has resulted in allocations that require
villages’ such as Brailsford to accommodate disproportionate levels of growth relative
to their status within the settlement hierarchy. The effect is to advocate
unsustainable levels of growth to certain settlements such as Brailsford whilst
restricting growth in settlements within the same tier.
SUGGESTED CHANGE TO PLAN
If the apportionment of growth to settlements in accordance with Policy S3 is
undertaken in a more equitable and sustainable way, it is possible that Derbyshire
Dales might be able to accommodate its full OAN by allowing settlements within tiers
3,4 and 5 to accommodate growth proportionate to their function and status. If the
Council does not believe that sufficient land can be brought forward by adopting this
more proportionate approach, then it should remove the present imbalance in
housing growth required under Policy Hc2 to settlements such as Brailsford, and
increase the currently identified shortfall of 425 dwellings that the Council considers
cannot be accommodated within the Council area because it would result in
unsustainable development.
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These representations argue that the
scale of housing provision planned will
increase out-commuting to
Nottingham, Derby and Chesterfield.
This is not borne out in the HEDNA
evidence which includes detailed
analysis of how the resident workforce
will change, and which assumes net incommuting. CPRE’s comments do not
deal with the detailed technical
analysis and are conflict with it.

No Change

S6 Strategic Housing Development

5628/304

Mr Tim Silvester
Campaign to
Protect Rural
England (CPRE)
Derbyshire
Branch

S6

REPRESENTATION
Policy S6 is not justified by the available evidence, because:
•
The evidence base for Objectively Assessed Need includes needs arising in
Bakewell, but the Plan’s approach to meeting unmet need from within the National
Park is not explicit;
•
Completions to date during the plan period are a fraction of what would be
needed to achieve the proposed housing target, and we see no reasonable prospect
of the dramatic acceleration in house building that would be needed;
•
The economic assumptions on which the housing growth target is based are
unrealistic.
11.
In our view, Policy S6 is unsound because it is based on an incorrect
approach to objectively assessed need, is unachievable when compared to historical
build-rates, and uses density assumptions that are too low. The combined effect of
these three problems is to create a dramatic and damaging over-supply of allocated
housing sites that will cause new development to be too thinly spread and too
focused on green field sites, and therefore unsustainable.
Objectively Assessed Need
The OAN as presented in the Plan is 6,440 (322pa). The planned housing provision is
comprised of:
2,187 existing completions and commitments
+ 838 windfalls and other sites
+ 358 PDNPA contribution
= 3,383
+ 3,188 on new sites
= 6,571 (328pa)
The Economic Development and Housing Need Assessment (GL Hearn, Sep 2015)
explains how the 322pa has been derived:
244 pa demographic growth based on 2012 projections
+ 57 pa additional growth to support new jobs
+ 21 pa affordables
= 322 pa
of which 95 pa would theoretically be in PDNP (predominantly Bakewell) leaving 227
pa in the Plan Area.
SUGGESTED CHANGE TO PLAN
We conclude that a more appropriate housing target for the plan would be around
220 pa - 4,300 in total. Our reasons are set out in sections A) to D) which follow.
A)

The effect of the National Park on OAN

The 95 pa in the DDDC part of the National Park would amount to 1,900 over the Plan
Period, and theoretically these would be focused on Bakewell. However, Table 3 of
the draft plan shows PDNPA providing 358 homes for DDDC; so we infer that there
are 1,542 homes planned for the Derbyshire Dales Local Plan area that derive from
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The Plan’s approach is based
on considering the OAN from the
District as a whole, and then the
supply which can be expected to be
delivered within the National ParThe
figure of 400 dwellings over the plan
period has been agreed with the
National Park Authority and is not
inappropriate or unjustified approach.
Whilst historical completions rates
have not achieved 322 dpa average
over 20 years, and over 200 pa
achieved in only 3 years the
Government has set a clear policy
objective to boost housing delivery
and this will imply a range of local
authorities delivering at rates
exceeding those seen historically.
Delivery of 322 dpa would represent
stock growth of 0.9% per annum which
is a level which a range of local
authorities within the region and
nationally have achieved historically.
Leaving aside constraint-based factors,
it is considered that this level of
provision would be achievable from a
market perspective over the plan
period.
In terms of densities - as part of the
SHELAA a review was undertaken that
suggested that recent development
acrosss the plan area had been
achieving 28 dwellings per annum, and
whilst an uplift in density would
reduce the land take, care has to be
given to assess the extent to which
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unmet OAN arising inside the National Park.
This is an inappropriate and unjustified approach, for three reasons:
I.
The 2011 census population of Bakewell was 3,949, so if the scale of growth
suggested by GL Hearn were correct this would imply that Bakewell should roughly
double in size during the plan period – which is not a rational proposition.
II.
The National Park could never reasonably be expected to accommodate its
theoretical OAN, due to its statutory purposes, and in our view this should reduce the
housing requirement overall in those local authorities overlapping the Park.
III.
Bakewell is a desirable commuter location for Sheffield, so it would be wholly
unreasonable to expect Bakewell’s housing needs to be met only in Derbyshire Dales.
Therefore we would suggest that the effect of the National Park on the Derbyshire
Dales Plan has been overstated by roughly 1,000 units over the plan period (50pa).
B)

The effect of D2N2 job growth on OAN

During the period 1998-2008, the D2N2 economy grew by 3.6% compared to the 9.1%
national average (emphasising how London-centric the growth was over that period).
During that same period, DDDC housebuilding ran at 119 units pa on average. This
suggests that DDDC would build about 330 homes pa if economic growth was 1% pa.
Compared to existing trends, 1% growth pa is very optimistic, but D2N2's plans are
very ambitious, and government is looking to Local Plans to be supportive of
ambitious growth.
Nevertheless, it is important to bear in mind that:
•
46% of DDDC's employed population currently commutes out of the District
for work, so we can infer that a substantial number of the dwellings built during 19982008 are occupied by out-commuters, and therefore that DDDC is exporting a
workforce to neighbouring areas;
•
Nottingham and Derby cities will be the focal points of economic and job
growth in D2N2, and therefore job growth within DDDC is likely to be at a much lower
rate than in the cities.
•
In addition, Chesterfield has opted to be part of the South Yorkshire City
Region, so there is likely to be higher job growth in the Chesterfield area, attracting
more out commuting from the DDDC area.
Consequently, the planned acceleration of housebuilding in DDDC is likely to
significantly increase out-commuting, increase the exporting of the workforce and
therefore run contrary to Policy S2. CPRE would expect job-related growth across
D2N2 and South Yorkshire to be heavily focused on the cities and on Chesterfield;
and for job growth within DDDC to be supplied in the first instance by reducing outcommuting, rather than by encouraging in-migration.
Considering the degree to which demographic trends in Derbyshire Dales already
reflect its attraction as a home for commuters, the need to reduce out-commuting
and the likely shortfall in job growth compared to the D2N2 ambitions, we do not
consider that a job-based uplift to the housing requirement is appropriate.
C)

Using historical build-rates to test the realism of the housing target

The mean gross completion rates over a 20 year period (1995/6 to 2014/15) are as
follows:
private 111 pa
social 26 pa (19% of total)
total 136 pa
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such an uplift has an impact upon the
character and appearance of the plan
area - in some cases higher densities
on some sites mya be acheivebale
whilst on others it may not . It is
therefore considered that taking an
average, more realistic density is the
most approrpaite appraoch to take.
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During that time, completions only exceeded 200pa in 3 years (95/6, 96/7 and 99/00).
Therefore the completion rate needs to more than double to deliver the Plan.
Completions so far during the plan period have average 134 pa, very close to that
long-term mean. Therefore achieving our suggested, lower housing target of 220 pa
would still amount to a very significant boost in the supply of housing.
D)

Improving Housing Density

Policy HC2 identifies capacity for 3,515 dwellings on 222.01 hectares of land: a gross
density of about 16 dwellings per hectare. Most local authorities are using net density
assumptions of 30 dwellings per hectare (dpha) except on inner urban sites where
higher assumptions are used. So we may infer that the ratio of gross to net density in
Derbyshire Dales is about 50%.
CPRE considers 30 dpha to be too low in most circumstances. There is a wealth of
evidence that net residential densities of at least 45 dpha are needed to make public
transport and a range of local amenities economically viable; and the majority of the
most popular, most lively residential areas have densities of over 50 dpha. The public
have been made fearful of higher densities by association with high-rise or cramped
developments, but these arise through poor design, not through the numerical
densities. Higher densities would better enable implementation of Policy S2; and
since the Plan envisages that 80% of new dwellings would be 2 and 3 bedroom
dwellings, to address an over-emphasis on larger dwellings within the existing stock,
this would also point towards higher density assumptions.
If we took a modest density increase to 40dpha, then we can see that:
•
The proposed housing requirement of 6,440 ( involving 3,188 on allocated
sites) could be achieved using about 160 hectares of allocated sites, instead of the
222 currently proposed – saving 62 hectares of land;
•
Our suggested, more realistic housing target of 4,400 could be achieved with
just 51 hectares of allocated sites – about a quarter of the proposed allocations.
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This representation effectively makes
the case that the HEDNA conflates
adjustments to headship rates and for
market signals, and argues that these
need to be treated separately.
There , however, clear
objective evidence that market and
affordability factors have influenced
past household formation amongst
younger age groups. The HEDNA
shows that household formation
amongst those aged 25-34 has
dropped, that there is a level of
concealed households and that this
coincides with increasing affordability
pressures. If it is accepted that past
household formation trends have been
influenced by market signals, it is
logical that an improvement in
household formation amongst younger
households would necessitate an
increase in housing supply and
associated improvement in
affordability.

No Change

S6 Strategic Housing Development

4794/79

Sue Green
Home Builders
Federation Ltd

S6-oahn
calculation

REPRESENTATION
Objectively Assessed Housing Needs (OAHN) and Housing Requirement The HBF is
supportive of the Council’s proposal to increase the housing requirement from 6,015
dwellings in the draft Local Plan to at least 6,440 dwellings as set out in the pre
submission Local Plan. Accordingly Policy S6 : Strategic Housing Development
proposes a housing requirement of at least 6,440 dwellings (322 dwellings per
annum) for the plan period of 2013 – 2033 based on an OAHN set out in the
Derbyshire Dales Housing & Economic Development Needs Assessment 2015. This
report calculates OAHN as follows:244 dwellings per annum based on 2012 Sub National Population Projections (SNPP) /
2012 Sub National Household Projections (SNHP) plus vacancy / second home
conversion rate representing the
demographic starting point but which would not support any growth in the
workforce;
An uplift to 301 dwellings per annum to allow for an adjusted employment growth of
1,700 jobs;
A further uplift to 322 dwellings per annum to allow for an additional upward
adjustment for worsening market signals. The Council has also identified an
affordable housing need of 101 dwellings per annum.
The HBF have a number of concerns about the Council’s calculation which underestimates the OAHN. These five concerns are outlined below:No adjustment to demographic projections despite evidence to justify increases based
on sensitivity testing The NPPG sets out that the SNHP are the starting point for OAHN
(ID 2a-015-20140306). The HBF agree that this is the appropriate starting point but as
set out in “PAS Objectively Assessed Need and Housing Targets Technical Advice Note
Second Edition” dated July 2015 further sensitivity testing of migration trends and
household formation rates (HFR) may also be necessary. In the recommendations of
LPEG Report for a standardised methodology for the calculation of OAHN a similar
approach for an upward adjustment after sensitivity testing of long / short term
migration trends and HFR in 24 – 35 age group are also proposed. The HBF is
concerned that even though sensitivity testing of migration trends showed higher
figures no adjustments were undertaken to demographic projections and although
HFR in younger age groups were shown to be declining only a modest adjustment
based on the return of 25 – 34 years age group back to 2001 levels of ownership by
2033 (para 6.49 of Derbyshire Dales Housing & Economic Development Needs
Assessment 2015) was applied as a market signal adjustment.
At this time it is suggested that the Council should also consider if there are any
implications arising from the publication of the 2014 SNHP. However the Council
should be mindful that a re-assessment of OAHN is only necessary if a meaningful
change has been identified by the publication of these projections (NPPG ID 2a-01620140306). Inappropriate use of an adjustment to HFRs as the uplift mechanism for
worsening market signals. It is agreed that an adjustment to HFR in younger age
groups is appropriate (NPPG para 2a-017-20140306) because although the 2012 SNHP
draw on long term trends since 1971 the methodology applied means there is a
greater reliance upon trends experienced over the last 10 years than to those
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It is important that adjustments in
calculating OAN are grounded in
reality. The PPG in considering
adjustments for market signals notes
that these should be adjustments from
the starting point household
projections. For homes to be
occupied, there need to be households
to live in them – and thus any upward
adjustments within an OAN calculation
must imply either higher net migration
or higher household formation.
There is concern that the upward
adjustment in the HEDNA for market
signals is “overly modest.” They do not
recommend a definitive alternative
figure. The HEDNA Report modelled in
effect two upwards adjustments from
the starting point need for 244 dpa –
an upward adjustment for economic
migration (57 dpa) and to household
formation rates (21 dpa). The
combined impact of these show an
upward adjustment from the starting
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experienced over the longer term. The implication of this bias is that the latest SNHP
continue to be affected by suppressed trends in HFRs associated with the impacts of
the economic downturn, constrained mortgage finance, past housing undersupply
and the preceding period of increasing unaffordability which particularly affected
younger households. As evidence shows HFR for these groups are likely to recover as
the economy improves (see Town & Country Planning Tomorrow Series Paper 16,
“New estimates of housing demand and need in England, 2001 to 2031” by Alan
Holman). At the previous Local Plan Examination the Inspector also considered it
“prudent to assume HFR unlikely to remain suppressed over whole plan period
…sensible to return to higher levels” (para 10 of Inspector’s Note on Examination of
Derbyshire Dales Local Plan dated July 2014).
However the HFR adjustment is used as mechanism to respond to market signals in
order to improve affordability. This approach is inappropriate and the impact is not
considered to properly account for either demographic change or identified
worsening market signals. It is noted that recently the Inspector’s conclusions on the
Arun Local Plan confirmed that a HFR adjustment should be considered independently
of a market signals adjustment stating “The Hearn report’s upward adjustment of 2628dpa (rounded to 25pa) should be added to the 820pa to assist an increase in
household formation for the key 25-34 age group, mainly as a demographic
adjustment” (para 1.28 of Arun Local Plan: Inspector’s OAN Conclusions dated 2nd
February 2016). This is also the approach recommended in the LPEG Report for a
standard methodology for OAHN whereby adjustments to HFR in younger age groups
and for worsening market signals are separate and both are required (Flowchart Steps
A & B in Appendix 6). Indeed the adjustment to HFR in younger age groups (25 – 44
years old) recommended as an adjustment of 50% between 2008 and 2012 HFR is
proposed at the beginning of the assessment in the same way as any 10 year
migration adjustment in order to establish the demographic starting point before any
further uplifts to support economic growth and / or worsening market signals are
applied. The market signal uplift is overly modest.
The NPPG confirms that worsening trends in market signals should be considered
which may necessitate an upward adjustment above demographic projections (ID 2a018-20140306 & 2a-019-20140306). The NPPG is explicit in stating that a worsening
trend in any one of the market signal indicators will require an upward adjustment to
planned housing numbers (ID : 2a-020-20140306). There is concern that the
adjustment for worsening market signals is insufficient. An uplift of only 21 dwellings
per annum equivalent to only 7% is overly modest. By way of comparison, for
example, in the Eastleigh Local Plan Inspector’s Preliminary Conclusions on Housing
Need a 10% uplift was proposed as a cautious approach to modest pressures on
market signals whilst the Uttlesford Local Plan Inspector’s Conclusions found an
overall increase of 10% was appropriate to achieve the objective of improving
affordability. The LPEG Report recommends up to 25% uplift for worsening market
trend dependant on the severity of house price and rental affordability ratios
however given that “affordability ratios in Derbyshire Dales are high above the
national and county averages. Median house prices in Derbyshire Dales are 8.6 times
the median earnings in the District compared to national rate of 6.5 and a county rate
of 5.5. The lower quartile ratio is slightly worse at 9.3 indicating the problem is more
acute at the lower end of the market” (para 17.48) Derbyshire Dales would be at the
upper end of the LPEG suggested range of upward adjustments.
Insufficient uplift to support economic growth It is necessary for housing and
employment strategies to be properly aligned and supporting economic growth is
important factor which plan makers should assess (NPPG ID : 2a-018-20140306). The
HBF’s concern is that insufficient adjustments to support economic growth have been
applied. Again the Council is reminded that at the previous Local Plan Examination the
Inspector found that “to maintain jobs and support economic growth would require
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point of 32%..
It is therefore considered that there is
not a technical basis which necessarily
requires a higher adjustment.
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360 dwellings per annum” (para 11 of Inspector’s Note on Examination of Derbyshire
Dales Local Plan dated July 2014) ;
Insufficient consideration of increasing the housing requirement to deliver affordable
housing.
The NPPF (para 47) requires the Council to assess the OAHN for both market and
affordable dwellings. The NPPG states that an increase in the total housing included in
a Local Plan should be considered where it could help to deliver the required number
of affordable homes (ID : 2a-029-20140306). This approach was reinforced by Stewart
J in Satnam Millennium Ltd v Warrington Borough Council (2015). The HBF’s concern
is insufficient consideration by the Council of whether or not an uplift should be
applied to assist in delivering affordable housing. In comparison other Local Plans
have included significant uplifts to meet affordable housing needs for example in
Canterbury there is an uplift of 30% (paragraphs 20, 25 & 26 Canterbury Local Plan
Inspectors Note on main outcomes of Stage 1 Hearings dated 7 August 2015) and in
Bath & North East Somerset there is an increase of 44% (paragraphs 77 & 78 BANES
Core Strategy Final report 24 June 2014). Most recently the Gloucester, Cheltenham &
Tewkesbury Joint Core Strategy Inspector’s Interim Conclusions proposes a 5% uplift
to help deliver affordable housing needs. The Forest of Dean Inspector is also
suggesting a 10% uplift in his Interim Findings “to seek to deliver all of the identified
affordable housing need as a proportion of market housing would result in unrealistic
and undeliverable allocations. But it does not necessarily follow that some increased
provision could not be achieved …I consider that an uplift of 10%, which has been
found reasonable in other plan examinations, would be more appropriate here” (para
63). The LPEG Report recommends significant uplifts to meet in full OAHN for
affordable housing too (see Flowchart Steps C & D in Appendix 6 of the LPEG Report).
In conclusion the housing requirement of 6,440 dwellings is based on an underestimation of OAHN. Therefore the Council should re-consider both its OAHN
calculation and proposed housing requirement before submission of the Derbyshire
Dales Local Plan for examination. Furthermore the Local Plan should separately refer
to the identified need for 436 C2 bed spaces over and above the OAHN. The Plan
should also provide better clarity concerning housing needs from the Peak District
National Park to be met in Derbyshire Dales Local Plan area.
SUGGESTED CHANGE TO PLAN
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Whilst the Local Plan does not make
any provision for the possibility that
some existing planning permissions
may lapse. There is no requirement for
this in either the NPPF or the PPG.
This approach was endorsed by the
Inspector at the High Peak Local Plan
and as such it is considered that it is
not necessary to make any
adjustments.

No Change.

S6 Strategic Housing Development

4794/76

Sue Green
Home Builders
Federation Ltd

S6

REPRESENTATION
This housing land supply of 6,571 dwellings against a housing requirement of 6,440
dwellings provides very little contingency (2%) if unforeseen circumstances arise. It is
considered that this will provide insufficient flexibility and the Local Plan will not be
able to respond to rapidly changing circumstances.
The DCLG presentation slide from the HBF Planning Conference in September 2015
illustrates a 10 – 20% non-implementation gap together with a 15 – 20% lapse rate
(see below). This slide also suggests “the need to plan for permissions on more units
than the housing start / completions ambition”.
Whilst it is acknowledged that this presentation slide shows generic percentages
across England the Council should provide robust evidence to demonstrate that
sufficient headroom is been provided in the proposed HLS for Derbyshire Dales.
The recently published Local Plans Expert Group (LPEG) Report also recommends that
“the NPPF makes clear that local plans should be required not only to demonstrate a
five year land supply but also focus on ensuring a more effective supply of
developable land for the medium to long term (over the whole plan period), plus
make provision for, and provide a mechanism for the release of, developable Reserve
Sites equivalent to 20% of their housing requirement, as far as is consistent with the
policies set out in the NPPF” (para 11.4 of the LPEG Report).
SUGGESTED CHANGE TO PLAN
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The SHELAA is a comprehensive
assessment of all sites that have been
identified as being available for
development across that plan period
to 2033. It would be inappropriate to
include land which has not come
forward through the SHELAA process
as these would unlikely to be available
and secondly not deliverable and thus
not in compliance with the NPPF.
Whilst some villages may get larger
allocations than they might wish the
Local Plan seeks to ensure that the full
housing needs are met and in
sustainable locations as informed by
the settlement hierarchy.

No Change

S6 Strategic Housing Development

6092/113

Emma L Thacker

S6

REPRESENTATION
An objection is raised in respect of Policy S6 not against the identification of the
housing requirement related to the calculated OAN, but to the way the proposed
allocations results in the disproportionate, unsustainable and unjustified growth of
certain settlements such as Brailsford.
The calculation that 2,877 houses can be delivered on sites above 10 units based upon
the SHLAA analysis, is considered to be unjustified since it is contended that the
SHLAA does not represent an appropriately evidenced or comprehensive basis to
determine the scale of growth that could be accommodated within Derbyshire Dales.
It is contended that the SHLAA has largely assessed sites that have been proposed by
landowners and developers and has therefore excluded sites that may be more
sustainable but which for a variety of reasons has not been put forward and therefore
assessed. Accordingly the analysis resulting in the allocations proposed under Policy
HC2is considered to be less than thorough and has resulted in allocations that require
villages’ such as Brailsford to accommodate disproportionate levels of growth relative
to their status within the settlement hierarchy. The effect is to advocate
unsustainable levels of growth to certain settlements such as Brailsford whilst
restricting growth in settlements within the same tier.
SUGGESTED CHANGE TO PLAN
If the apportionment of growth to settlements in accordance with Policy S3 is
undertaken in a more equitable and sustainable way, it is possible that Derbyshire
Dales might be able to accommodate its full OAN by allowing settlements within tiers
3,4 and 5 to accommodate growth proportionate to their function and status. If the
Council does not believe that sufficient land can be brought forward by adopting this
more proportionate approach, then it should remove the present imbalance in
housing growth required under Policy Hc2 to settlements such as Brailsford, and
increase the currently identified shortfall of 425 dwellings that the Council considers
cannot be accommodated within the Council area because it would result in
unsustainable development.
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The NPPF indicates that every effort
should be made to objectively identify
and meet the full objectively assessed
needs for market and affordable
housing in the housing market area.
The Derbyshire Dales Housing and
Economic Needs Assessment identifies
the extent of the District Council's
Objectively Assessed Need for Housing
and Employment Land in accordance
with the requirements of the NPPF and
NPPG. Policy S6 and Table 3
demonstrates that the District Council
can meet the full objectively assessed
needs for housing , and with sufficient
land for 6,571 dwellings up to 2033
acknowledges that not all
commitments are likely to be
implemented.

No Change.

S6 Strategic Housing Development

3752/24

Richard
Crosthwaite
Gladman
Developments

S6

REPRESENTATION
The proposed housing target is insufficient to meet needs (OAN) over plan period.
Gladman object to Policy S6. The Council must enable sufficient residential
development through the Local Plan to meet its full OAN. As a result, the intention set
out within Policy S6 to allocate 3,188 dwellings through new allocations to be made in
the Plan (through policy HC2) is insufficient to achieve this important requirement.
The proposed figure is marginally above the Council’s claimed OAN (by just 2%) and
therefore provides very little contingency should development not come forward in
the way that is currently predicted by the Council or the OAN change as a result of its
scrutiny during examination in public. Furthermore, there is little certainty that the
land available for development (set out in table 3 on page 42 of the Plan) will enable
the Council to demonstrate that it can maintain a supply of specific deliverable sites
to maintain five years of housing against its housing requirement.
The land to be allocated within the local planning should be capable of fulfilling the
requirements of paragraph 47 of the Framework. The existence of only 2% headroom
of housing sites within the Plan underlines the fragility of its strategy in enabling the
delivery of overall plan targets and highlights an urgent need to allocate further sites.
Gladman would note in this regard the findings in the Inspector’s report into the
Stratford-on-Avon Core Strategy, published in June 2016. In that Report, at paragraph
71, the Inspector finds that to ensure the plan is positively prepared in line with the
NPPF, the 10% reserve for housing sites should be increased by 20%. Similarly the
emerging plan for Redcar and Cleveland published in May 2016 at policy H1 seeks to
identify a buffer of around 20% additional housing land on top of the net minimum
requirement.
Refer to additional comprehensive statement submitted by Gladman.
SUGGESTED CHANGE TO PLAN

The District Council has undertaken a
comprehensive SHELAA process which
has sought to demonstrate that the
sites allocated within the Local Plan
are available and deliverable within
the timeframe identified in the
housing trajectory. The District Council
is committed to ongoing discussions
with landowners and agents of sites
allocated within policy HC2 to ensure
the sites are delivered. Furthermore
policy HC1 sets out that the Council
will monitor the actual and forecast
provision of housing to ensure that
there is a 5 years supply of deliverable
housing sites against the housing
requirement in the Local Plan and if
necessary will review the Local Plan to
bring additional sites forward.
Accordingly it is considered that policy
S6 and the supporting evidence base
meets the requirements of the
Framework, notably paragraph 47 and
guidance within the NPPG and
therefore no changes are
recommended at this stage.
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The District council has calculated the
OAN for the District using the standard
methodology set out in the NPPG.The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits. The NPPF also
places protection on National Parks
and states that major developments
should be not be approved within
them except from in exceptional
circumstances. The District Council is
therefore required to find available
and suitable land to accommodate for
the majority of the OAN. Accordingly
there is no change to the housing
target recommended.

No Change

S6 Strategic Housing Development

5781/713

Paul Roe

4.30

REPRESENTATION
The plan allows for some 6440 dwelling to be built over the period 2013 to 2033.
This figure is wrong for a number of reasons.
1.
At 322 dwellings per annum there should have been 966 houses built since
2013, in fact there have only been 402. Yet there is clearly not a housing shortage
around the Derbyshire Dales as a quick glance at all the unsold properties in the
estate agents windows will testify to. I believe the figure should be reduced by 30% to
approx. 200 houses per annum. The original report that set the level at 322 per
annum was completed in 2015 and based on 2012 data.
2.
The Derbyshire Dales is unique in that not only does it have a national park
covering approximately 60% of it’s area, but also, a large proportion of main
settlement areas are located in valleys. This allows very no chance to build new access
routes into any development that is in these areas. This in essence means that more
housing will result in more congestion that will impact on the local tourist economy.
As the national park is only prepared to take 358 dwellings over the plan period it
would seem sensible that the total number of dwelling that should be delivered
within the plan is reduced to reflect the fact that 60% of the Derbyshire Dales in
located in the national park and that settlement areas such as Matlock and Darley
Dale are located in a valley and cannot easily accommodate additional traffic.
SUGGESTED CHANGE TO PLAN
The OAN should be reduced by 30% to 4250 to reflect the presence of the national
park in the area and the geography of the some of the settlements.
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No comment

Comments regarding the OAN are
noted. The District council has
calculated the OAN for the District
using the standard methodology set
out in the NPPG.The NPPF is clear in
it’s requirement for Local Planning
Authorities to make every effort to
meet their objectively assessed
housing need unless any adverse
impacts of doing so would significantly
and demonstrably outweigh the
benefits.

No Change.

S6 Strategic Housing Development

6103/569

Rachael Walker

S6

REPRESENTATION
As the only area of land where, under the Local Plan, development is possible the
number of houses required to satisfy the Plan (6,440) should be reduced in proportion
to the area of land in the District outside the Peak Park.
SUGGESTED CHANGE TO PLAN
Reduce the Objectively Assessed Need by approximately 50%.

The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
Accordingly no change is
recommended to the housing target.
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OAHN and Housing Land Provision and Supply
The Inspector presiding over the Examination in Public (EIP) of the withdrawn
Derbyshire Dales Local Plan Submission (DDLPS) raised fundamental soundness
concerns that the proposed level of housing provision was considerably below that
required to meet the full OAHN of the District (about 6,400 dwellings) based on the
most up-to-date population and household projections that were available at the
time. An Assessment of Housing and Economic Development Needs (AHEDN) was
commissioned by DDDC to address the Inspector’s concerns, particularly that its
approach taken to setting the OAHN in the DDLPS did not take adequate account of
the requirement for the affordable housing needs, and economic aspirations for
growth, to be addressed. The new evidence concludes that an OAHN of 6,440
dwellings for the District over the Plan period to 2033 is justified, as it takes into
account future demographic growth in population and households, the requirement
to meet affordable housing needs, and to meet the economic growth potential of the
District.
In the context of the above, it is supported that this OAHN for the District is
appropriately set out in paragraph 4.30 of the PSDP. In its comments on the DLP,
DCC’s Officers considered that the AHEDN was fully compliant with the requirements
of the National Planning Policy Framework (NPPF) and National Planning Practice
Guidance (NPPG) and was a comprehensive and robust piece of evidence.
It is noted that paragraph 4.31 sets out details of DDDC’s Strategic Housing and
Employment Land Availability Assessment (SHELAA), which indicates that there is
capacity in the District to allocate land to accommodate 3,188 dwellings. This,
together with existing completions and commitments, contributions from the Peak
District National Park and windfall development, would provide sufficient land to
accommodate up to 6,571 dwellings, potentially which could exceed the OAHN for
the District.
DCC is aware that, under the ‘Duty to Cooperate’, DDDC approached the local
authorities in Derbyshire in April 2016 to enquire whether they could accommodate
some of the shortfall of 425 dwellings in their Districts, as identified in the DLP; and
that none was able to do so. In this context, DCC’s Officers fully support DDDC’s
proposals to seek to meet the full OAHN requirement of 6,440
dwellings within its District, as set out in Policy S6: Strategic Housing Development.
This would meet the requirements of paragraph 47 of the NPPF, which requires local
planning authorities:
‘…to use their evidence base to ensure that their Local Plan meets the full, objectively
assessed needs for market and affordable housing, as far as is consistent with the
policies set out in the Framework, including identifying key sites which are critical to
the delivery of the housing strategy over the plan period’.

Support for the housing target
identified in Policy S6 is welcomed.

No Change

S6 Strategic Housing Development

2745/126

Steve Buffery
Derbyshire
County Council

S6

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The District council has calculated the
OAN for the District using the standard
methodology set out in the NPPG.The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits. The NPPF also
places protection on National Parks
and states that major developments
should be not be approved within
them except from in exceptional
circumstances. The District Council is
therefore required to find available
and suitable land to accommodate for
the majority of the OAN. Accordingly
there is no change to the housing
taregt recommended.

No Change

S6 Strategic Housing Development

415/768

Rodney Howlett

S6

REPRESENTATION
The number of houses required to satisfy the Plan, 6,440, should be reduced in
proportion to the area of land in the District outside the Peak Park as this is the only
area of land where substantive development is possible
SUGGESTED CHANGE TO PLAN
Reduce the Objectively Assessed Need by about 50%.
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The District Council has calculated the
OAN for the District using the standard
methodology set out in the NPPG.The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits. The NPPF also
places protection on National Parks
and states that major developments
should be not be approved within
them except from in exceptional
circumstances. Whilst it does appear
to be perverse, the consequence is
that the District Council is required to
find available and suitable land to
accommodate for the majority of the
OAN with opnly little support from the
national Park. Accordingly no change
to the housing target for the plan is
recommended.

No Change

S6 Strategic Housing Development

5980/761

Edwin Julian
Wallbank

S6

REPRESENTATION
Whilst I believe that the Local Plan is generally sound, I believe that Policy S6
overestimates the objectively assessed housing need, due to the effects of the Peak
District National Park.
Roughly 60% of the area of Derbyshire Dales District is
occupied by the Peak District National Park. The Derbyshire Dales Housing &
Economic Needs Assessment, September 2015, showed that, of the 6,440 houses
required in the District, 1,900 were due to needs arising within the Park. However,
the Park can accommodate only 358 of these. Thus the remaining 40% of the District
is required to absorb an additional 1,542 houses.
Such a policy means that
districts adjacent to National Parks have to accommodate more development than
similar districts in other areas of the country. Also it means that the larger the
proportion of the district that is in the National Park, the greater the density of
development in the area outside the park. This is unreasonable and contrary to
natural justice.
SUGGESTED CHANGE TO PLAN
The objectively assessed need should be reduced to allow for the particular effect of
the National Park. I suggest that it would be reasonable for the remaining area of the
District to absorb 800 (slightly more than half) of the need arising within the Park.
Thus the OAN would be reduced to 5,340 dwellings.
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No comment

The District council has calculated the
OAN for the District using the standard
methodology set out in the NPPG.The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits.

No Change

S6 Strategic Housing Development

6160/558

JANE MOUNSEY

S6

REPRESENTATION
Consideration of the fact that a substantial portion of the District comprises a
National Park, reducing the area on which the 6440 dwellings required by the Local
Plan can be accommodated has failed to be taken into account.
SUGGESTED CHANGE TO PLAN
Reduction of the objectively assessed need in proportion to the area of land available.

The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
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Policy S6 sets out that the District
Council will accommodatea at least
6,440 dwellings over the plan period,
which is based upon the work
undertaken to identify the OAN for the
area. Whilst there may be concerns
expressed about the delvierability of
sites in the Local Plan it is considered
that on the basis of the evdicen that
these are capable of being brought
forward over the plan period - indeed
many of the brownfield sites already
have the benefit of planning
permission. Any sites which are
considered to be suitable for
development and not identified in the
Local Plan can therefore come
forward, subject to satisfying the
requriements of the other policies in
the Local Plan.

No Change

S6 Strategic Housing Development

5353/310

Wagstaffe
Family Trust

S6

REPRESENTATION
It is not accepted that a sufficiently objective assessment has been made of
commitments etc and sites availability to deliver the objectively assessed housing
need. In particular assumptions about the delivery of planning permissions such as
that at Cawdor Quarry, Matlock are wildly optimistic and a strategy which relies on
the redevelopment of other quarries is foolish in the extreme. There seems to be a
lack of hard evidence to support the assumption that that development of these
quarries is likely to be viable and deliverable within the Plan period. Certainly there is
no apparent evidence that the LPA has commissioned any work. A knock on effect of
relying too heavily on quarry sites is that viability issues are likely to have a
particularly damaging effect on the delivery of affordable housing. As quarry
allocation make up around 30% of the allocations figure of 3,535 it is dangerous to
rely so heavily on them. If they are to be included then they should be considered
either in total or in large part as contingency sites and additional deliverable sites
should be allocated. Further comment will be made under Policy HC2 It is
recommended that the policy should be reappraised.
SUGGESTED CHANGE TO PLAN
It is recommended that the policy should be reappraised.
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Our client supports the Council's acknowledgement that the housing requirement set
out within the Plan should be expressed as a minimum figure and should not
represent a cap on development. Our client supports the Council’s acknowledgement
that the housing requirement set out within the Plan should be expressed as a
minimum figure and should not represent a cap on development. This reflects the
clear intention of the Government to “boost significantly” the supply of housing.

Comments of support for policy S6
welcomed and noted.

No Change.

S6 Strategic Housing Development

2744/37

Richborough
Estates Ltd

S6

In addition our client supports the increase in the housing requirement from 6,015
dwellings in the April 2016 Draft Consultation Document to a requirement of at least
6,440 dwellings to be delivered in the Plan Period in the August 2016 Pre Submission
Draft Plan. In order to address the increased overall dwelling requirement our client
supports the Council’s acknowledgement that sufficient land will be identified to
accommodate at least 3,188 dwellings on new sites allocated in Policy HC2.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Yes

No

Yes

SUPPORT

The District council has calculated the
OAN for the District using the standard
methodology set out in the NPPG.The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits.

No Change

S6 Strategic Housing Development

6019/685

Jayne Lesley
Howlett

S6

REPRESENTATION
The number of houses required to satisfy the plan should be reduced by 50% since
the Peak Park covers 50% of the land in the district.
SUGGESTED CHANGE TO PLAN
Reduce the 'objectively assessed need' by 50%

The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
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Yes

Yes

Yes

SUPPORT

The District council has calculated the
OAN for the District using the standard
methodology set out in the NPPG.The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits.

No Change.

S6 Strategic Housing Development

6003/708

Pamela Jayne
Regan

Whole Plan

REPRESENTATION
I consider the Local Plan to be legally compliant and sound, but I do wish that
Derbyshire Dales District Council had been able to get the overall housing needs
reduced, as around 50% of the district falls within the Peak District National Park. In
order to satisfy the Objectively Assessed Needs within the Derbyshire Dales, some of
the housing in the plan has therefore to be built on green field sites, which impairs
those areas for residents and tourists.
SUGGESTED CHANGE TO PLAN

The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
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No

Yes

SUPPORT
No comment

The District council has calculated the
OAN for the District using the standard
methodology set out in the NPPG.The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits.

No Change

S6 Strategic Housing Development

6103/673

Archie Walker

S6

REPRESENTATION
As the only area of land where, under the Local Plan, development is possible the
number of houses required to satisfy the Plan (6,440) should be reduced in proportion
to the area of land in the District outside the Peak Park.
SUGGESTED CHANGE TO PLAN
Reduce the Objectively Assessed Need by about 50%.

The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
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SUPPORT
Government policy is clear that the planning system should support sustainable
economic growth. It is acknowledged that the economic performance of the district
is lacking. The Assessment of Housing and Economic Development Needs (GL Hearn)
concludes that there are 'weaknesses in the structure of the District's economy'
which reflects in particular, a dependency on the public sector as an employer. The
tourism and visitor economy is strong, but tends to be typified by relatively low skilled
and part time roles which suppress earnings. Productivity overall is below the average
for the region. Measures to bolster the local economy are therefore supported. As
noted above, the Assessment concludes that growth of some 1,700 jobs should be
planned for. The Assessment concludes that this would support a need for a further
14.7 Ha of employment land (the'B-class' space) taking into account the current stock
and market for employment space in the district. Despite the significant number of
jobs that would be accommodated at Cawdor Quarry, the proposed mixed use
development would be unlikely to have a significant impact on the conclusions of the
assessment as the majority of the jobs provided on the site would be accommodated
within 'non B-class' premises. There is proposed to be a small element of 'B-class'
workspace within the development, but this would be regarded as contributing
towards the 15 Ha target.
We consider therefore that 15 Hectares is an
appropriate target for employment land provision in the Local Plan.

Support welcomed

No Change

S7 Strategic Employment Development

5304/549

n/a
Williams
Management
Services Ltd

Policy S7

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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SUPPORT

Support for generating employment
opportunities through the Plan is
welcomed. Policy S7 identifies the
strategic need for 15 hectares of
employment land across the Plan area
up until 2033. The Local Plan should be
read as a whole when considering
proposals for development within the
District. Policy EC1 should be read in
conjunction with Policy S7 of the Plan.
Policy EC1 sets out that the District
Council will encourage wider ranges of
employment opportunities through
new and existing developments,
ranging from small scale start up
businesses to large scale mixed use
development schemes. Therefore it is
considered that no changes are
necessary to Policy S7.

No Change

S7 Strategic Employment Development

5924/152

Mr John Acres
Acres Land and
Planning Ltd

S7

REPRESENTATION
We support the proposal to generate more employment opportunities within the
Derbyshire Dales, but consider the policy only addresses part of the issue (the
allocation of employment land). The policy should consider the wider opportunities
for creating and protection jobs including encouraging home working and mixed use
schemes.
SUGGESTED CHANGE TO PLAN
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No

SUPPORT

Comments regarding the amount of
development allocated within Tansley
and concerns over the potential
adverse impacts this may have are
noted. The pevious level of
development proposed in previous
versions of the Local Plan were based
upon much lower housing targets. The
Objectively Assessed Need of the
District has been reassessed based
upon current and past trends and sets
a much higher housing target within
the Plan area. The NPPF expects Local
Plans to set out a clear strategy for
land allocation. The housing sites in
the plan are considered to be the most
suitable for development and their
allocation has been informed by the
Sustainability Appraisal and SHELAA
processes. In order to meet the OAN
the District Council has sought to
allocate land for housing within the
most sustainable locations. Tansley is
classified as tier 3 settlement within
the settlement hierachy under Policy
S3 and has been identified as a
sustainable settlement that is
accessible with limited facilities that is
capable of accommodating further
levels of development. The Local Plan
addresses infrastructure provision to
be delivered as part of new
developments through Policy S11. It is
considered that the Plan when read as
a whole, will deliver sustainable
development within Tansley therefore
no changes are necessary.

No Change.

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

6214/740

Kyle Andrew
Smith

4.43

No

No

REPRESENTATION
There was a plan drafted a few years ago for development of 39 houses in Tansley
which was rejected by the majority of the local population who responded to it.
Developing new houses WILL detriment the character and appearance of the village
as there are currently views of open fields which will be spolit if these new houses are
built.
Tansley does not have sufficient services for its current population let alone more as
the bus service is only every 2 hours. The only shops are 2 garden centres. Derbyshire
Dales District Council should focus on improving the bus service and creating at least
one convenience store before contemplating a new housing development.
Also as Tansley Parish Council have stated the current roads in Tansley do not have
the capacity to accommodate new development. More roads will be needed but
Derbyshire Dales District Council have not stated what they will do about this problem
SUGGESTED CHANGE TO PLAN
Stop pushing for development of new housing in Tansley as it was rejected several
years ago by local villagers.
State what they will do to the roads to accommodate the extra traffic. State what
facilities will be built to accommodate the development (e.g. convenience store, more
buses).
Develop brownfield sites before greenfield ones
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No

SUPPORT

Comments related to the provision of
health infrastructure are noted. The
Local Plan should be read as a whole
document. Policy S11 seeks to ensure
that infrastructure will be in place at
the right time to meet the needs of the
District. New development, including
that allocated within policy HC2, will
only be permitted where the necessary
infrastructure to serve it is either
available, or where suitable
arrangements are in place to provide
it. Discussions will continue to be held
with the CCG in taking the plan
forward.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

3337/551

Mrs Sylvia
Norman

4.46

Yes

Yes

REPRESENTATION
Tansley Parish Council have told DDDC on numerous occasions that residents were
having difficulty getting a GP appointment, there are serious and valid concerns
related to additional pressure 1500 homes will have on the GPs in Matlock. There are
concerns related to accessibility for Tansley residents, as both GP practices are2.5km
away on Matlock. DDDC know both surgeries are running well above optimum patient
levels. Because of poor public transport Tansley residents rely on a car to access GP
surgeries.
SUGGESTED CHANGE TO PLAN
Before development is allowed, DDDC should be able to say with clarity what
additional health facilities are required, where the facilities are required and how they
are to be funded and how long present residents will have to wait to get a satisfactory
service. The number of new homes will place a huge pressure on services. The Plan is
not clear enough on provision be planned in tandem. Communities need housing and
infrastructure to be planned in tandem.
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No

SUPPORT

Comments regarding the description
of Tansley within paragraph 4.43 are
noted. The sustainability of Tansley as
a settlement has been assessed as
part of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good accessibility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

5726/586

Alex Pryor

4.43

No

No

REPRESENTATION
Paragraph 4.43 does not reflect an accurate description of Tansley. The level of
population has not been sufficient to maintain the viability of important facilities or
services. In excess of 40 homes have been built in the last ten years, within that
timeframe the village shop and post office have closed as has the pre-school.
Paragraph 4.43 states 'the village is served by public transport which facilitates
commuting to Matlock' Our bus service runs infrequently, every two hours six days a
week, there are no buses in the evening - the service is under review as the County
Council are cutting services that are subsidised.
SUGGESTED CHANGE TO PLAN
Paragraph 4.43 should say: 'Tansley is situated approximately 2.5 km from Matlock.
All daily essentials to include GP services are accessed in Matlock. The bus service is
poor and runs every two hours, there is no evening service. Tansley residents are
unable to access shops by sustainable modes, and are reliant on the motor car to
access their daily needs. Over the last ten years there has been a steady supply of
new homes, however this increased level of population has not been able to sustain
vital facilities, to include the village shop post office and pre- school.
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The sustainability of Tansley as a
settlement has been assessed as part
of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good access bility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

6236/418

Mr Ashley
Copley
CHC Medical

4.43, 6.51

Yes

No

REPRESENTATION
Paragraph 4.43 does not reflect an accurate description of Tansley. The level of
population has not been sufficient to maintain viability of important facilities. In the
last ten years in excess of 40 homes have been built in Tansley within that time frame
the village shop and pre school closed . Para 4.43 states the village is served by public
transport which facilitates commuting to Matlock. Most Tansley residents are reliant
on a car as the bus service runs infrequently.
SUGGESTED CHANGE TO PLAN
Para' 4.43 should say:Tansley is situated approximately 2.5 km from Matlock. All day to day essentials to
include Health Care are in Matlock. The increased level of population has not been
sufficient to maintain the viability of important services. There is no shop, post office
pre school or GP surgery. There is no regular bus service, Bus services do not connect
with the train timetable, for journeys to Derby and beyond.
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SUPPORT

Comments regarding the description
of Tansley within paragraph 4.43 are
noted. The sustainability of Tansley as
a settlement has been assessed as
part of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good access bility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

6265/600

Mr Barry Shaw

4.43 Spatial
Strategy

Yes

No

REPRESENTATION
Paragraph 4.43 does not reflect an accurate description of Tansley. The level of
population has not been sufficient to maintain viability of important facilities. In the
last ten years in excess of 40 homes have been built in Tansley within that timeframe
the village shop closed and the preschool. Para 4.43 states the village is served by
public transport which facilitates commuting to Matlock. Most Tansley residents are
reliant on a car as the bus service runs frequently.
SUGGESTED CHANGE TO PLAN
Paragraph 4.43 should say "Tansley is situated approximately 2.5KM from Matlock. All
day to day essentials to include Health Care are in Matlock. The increased level of
population has not been sufficient to maintain the viability of important services.
There is no shop, post office, pre-school or GP surgery. There is no regular bins
service, bus services do not connect with the train timetable, for journeys to Derby
and beyond".
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The sustainability of Tansley as a
settlement has been assessed as part
of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good accessibility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

656/411

Mr Russell Lane

4.43

No

No

REPRESENTATION
Para 4.43 does not reflect an accurate description of Tansley. The level of population
has not been sufficient to maintain the viability of important facilities and services. In
excess of 40 homes have been built in the past 10 years. Within that time frame the
village shop has closed, we have post office services for only 1 morning per week. The
pre school closed due to low numbers. Para 4.43 states the village is served by public
transport which facilitates commuting to Matlock, the bus service at present runs
infrequently. The bus service is under review as it is subsidised by the County Council,
and they are looking to make savings.
SUGGESTED CHANGE TO PLAN
Para 4.43 should state, Tansley is situated approximately 2.5 km for Matlock. All daily
essentials and services are in Matlock. The bus service is infrequent. There are no
shops in the village, most residents are reliant on a car to reach local services/daily
needs. Over the last 10 years over 40 homes have been constructed, with this
increased level of population the village has not been able to sustain vital facilities
including village shop, pre school etc.
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No

SUPPORT

Comments regarding the description
of Tansley within paragraph 4.43 are
noted. The sustainability of Tansley as
a settlement has been assessed as
part of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good access bility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

3291/724

Jane Flanagan

4.43

Yes

No

REPRESENTATION
The Draft Local Plan says "the level of population in Tansley has been sufficient to
maintain the viability of all the important services and facilities in the village." This is
untrue. In recent years we have lost the village shop and Post Office and the preschool. The public transport "which facilitates commuting to Matlock" comprises one
bus every two hours Monday-Saturday until 6pm.There are no buses in the evening
and none on Sundays. Furthermore, the service is unlikely to be operating from
October 2017 as Derbyshire County Council is withdrawing its subsidy. DDDC
continues to peddle the myth that Tansley is a sustainable village. Furthermore, to
say the village has the capacity to absorb the proposed scale of development "without
detriment to its character and appearance" is nonsense. The three housing estates
that Tansley will have if Local Plan proposals come to fruition will all be on greenfield
sites. How is that not detrimental to the village? The proposals for Tansley are
unsound.
SUGGESTED CHANGE TO PLAN
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The sustainability of Tansley as a
settlement has been assessed as part
of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good accessibility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

6272/535

Terence
Moorhouse
Retired

4.43, 6.51

Yes

No

REPRESENTATION
Paragraph 4.43 does not reflect an accurate description of Tansley. The level of
population has not been sufficient to maintain viability of important facilities. In the
last ten years in excess of 40 homes have been built in Tansley, within that time frame
the village shop closed and the pre school. Para 4.43 states the village is served by
public transport which facilitates commuting to Matlock. Most Tansley residents are
reliant on a car as the bus service runs infrequently.
SUGGESTED CHANGE TO PLAN
Para 4.43 should say:Tansley is situated approximately 2.5 km from Matlock. All day to day essentials to
include health care are in Matlock. The increased level of population has not been
sufficient to maintain the viability of important services. There is no regular bus
service, bus services do not connect with the train timetable, for journeys to Derby
and beyond.
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No

SUPPORT

Comments regarding the description
of Tansley within paragraph 4.43 are
noted. The sustainability of Tansley as
a settlement has been assessed as
part of a review of the Settlement
Hierarchy Paper, of which settlements
were assessed against their social and
economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good accessbility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.The LPA is not the
infrastructure provider and can only
identify gaps and seek to ensure that
relevant agencies are advised of
potential impact through the
Infrstrucutre Delivery Plan.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

3358/751

Victoria Jane
Raynes
TANSLEY
PARISH
COUNCIL

4.43

No

No

REPRESENTATION
Paragraph 4.43 does not reflect an accurate description of Tansley. The level of
population has not been sufficient to maintain the viability of important facilities or
services. In excess of 40 homes have been built in the last ten years, within that
timeframe the village shop and post office have closed as has the pre-school.
Paragraph 4.43 states 'the village is served by public transport which facilitates
commuting to Matlock' Our bus service runs infrequently, every two hours six days a
week, there are no buses in the evening - the service is under review as the County
Council are cutting services that are subsidised.
SUGGESTED CHANGE TO PLAN
Paragraph 4.43 should say: 'Tansley is situated approximately 2.5 km from Matlock.
All daily essentials to include GP services are accessed in Matlock. The bus service is
poor and runs every two hours, there is no evening service. Tansley residents are
unable to access shops by sustainable modes, and are reliant on the motor car to
access their daily needs.
Over the last ten years there has been a steady supply of new homes , however this
increased level of population has not been able to sustain vital facilities, to include the
village shop post office and pre- school.
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The sustainability of Tansley as a
settlement has been assessed as part
of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good access bility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

6063/429

Craig Wood

4.43

No

No

REPRESENTATION
Paragraph 4.43 does not reflect an accurate description of Tansley. The level of
population has not been sufficient to maintain the viability of important facilities or
services. In excess of 40 homes have been built in the last ten years, within that
timeframe the village shop and post office have closed as has the pre-school.
Paragraph 4.43 states 'the village is served by public transport which facilitates
commuting to Matlock' Our bus service runs infrequently, every two hours six days a
week, there are no buses in the evening - the service is under review as the County
Council are cutting services that are subsidised.
SUGGESTED CHANGE TO PLAN
Paragraph 4.43 should say: 'Tansley is situated approximately 2.5 km from Matlock.
All daily essentials to include GP services are accessed in Matlock. The bus service is
poor and runs every two hours, there is no evening service. Tansley residents are
unable to access shops by sustainable modes, and are reliant on the motor car to
access their daily needs. Over the last ten years there has been a steady supply of
new homes , however this increased level of population has not been able to sustain
vital facilities, to include the village shop post office and pre- school.
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Comments regarding the description
of Tansley within paragraph 4.43 are
noted. The sustainability of Tansley as
a settlement has been assessed as part
of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good accessibility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

839/548

Mr Paul Strange

4.43

Yes

No

REPRESENTATION
Paragraph 4.43 is not an accurate description of Tansley. The level of population has
not been sufficient to maintain the viability of important facilities. In the last 10 years
in excess of 40 homes have been built in the village, this includes a significant number
of social homes with young families. This increase in population has not stopped the
pre-school closing, village shop and post office closing. Para 4.43 states the village
shop and post office are closing. Para 4.43 states the village is served by public
transport which facilitates commuting to Matlock. The bus service runs every two
hours - DCC are considering withdrawing subsidy from rural bus services to include
Tansley.
SUGGESTED CHANGE TO PLAN
Para 4.43 should say: Tansley is situated approximately 2.5km from Matlock. All day
to day essentials to include Health care are in Matlock. The increased level of
population has not been sufficient to maintain the viability of important services.
There is no shop, post office, pre-school or doctors surgery. The bus service is poor,
running 6 days a week. The last weekday bus 4pm. No evening service.
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SUPPORT

The sustainability of Tansley as a
settlement has been assessed as part
of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good accessibility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

681/532

Mr Paul
Hodgkinson

4.43

Yes

No

REPRESENTATION
Paragraph 4.43 does not reflect an accurate description of Tansley. The level of
population has not been sufficient to maintain viability of important facilities. In the
last 10 years in excess of 40 homes have been built in Tansley. Within that timeframe
the village shop closed and the preschool . Para 4.43 states the village is served by
public transport which facilitates commuting to Matlock. Most Tansley residents are
reliant on a car as the bus service runs infrequently.
SUGGESTED CHANGE TO PLAN
Para 4.43 should say:
Tansley is situated approximately 2.5km from Matlock. All day today essentials to
include health care are in Matlock. The increased level of population has not been
sufficient to maintain the viability of important services. There is no shop, post office
service, bus services do not connect with the train timetable, for journeys to Derby &
beyond
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No

SUPPORT

Comments regarding the description
of Tansley within paragraph 4.43 are
noted. The sustainability of Tansley as
a settlement has been assessed as
part of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good access bility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

656/688

Mr Russell Lane

4.43

No

No

REPRESENTATION
Paragraph 4.43 does not reflect an accurate description of Tansley. The level of
population has not been sufficient to maintain the viability of important facilities and
services. In excess of 40 homes have been built in the past 20 years, within that time
frame the village shop has closed we have post office services for only 1 morning per
week, the pre school closed due to low numbers. Paragraph 4.43 states the village is
served by public transport which facilitates commuting to Matlock. The bus service at
present runs infrequently, every two hours each way 6 days a week with no evening
service. The bus service is under review as it is a subsidised service which as you are
surely aware the council (county) is looking to save money on.
SUGGESTED CHANGE TO PLAN
Paragraph 4.43 should state Tansley is situated approximately 2.5km from Matlock.
All daily essentials to include GP services are accessed in Matlock. The bus sevice is
infrequent running every two hours, with no evening or Sunday service. There are no
shops in the village meaning residents are unable to access shops by sustainable
modes and are reliant on the motor car to access their daily needs. Over the last ten
years over 40 homes have been constructed yet with this increased level of
population the village has not been able to sustain vital facilities including village
shop, pre school, provision for early years and fully functioning post office.
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Yes

SUPPORT

Comments regarding the amount of
development allocated within Tansley
and concerns over the potential
adverse impacts this may have are
noted. The pevious level of
development proposed in previous
versions of the Local Plan were based
upon much lower housing targets. The
Objectively Assessed Need of the
District has been reassessed based
upon current and past trends and sets
a much higher housing target within
the Plan area. The NPPF expects Local
Plans to set out a clear strategy for
land allocation. The housing sites in
the plan are considered to be the most
suitable for development and their
allocation has been informed by the
Sustainability Appraisal and SHELAA
processes. In order to meet the OAN
the District Council has sought to
allocate land for housing within the
most sustainable locations. Tansley is
classified as tier 3 settlement within
the settlement hierachy under Policy
S3 and has been identified as a
sustainable settlement that is
accessible with limited facilities that is
capable of accommodating further
levels of development. The Local Plan
addresses infrastructure provision to
be delivered as part of new
developments through Policy S11. It is
considered that the Plan when read as
a whole, will deliver sustainable
development within Tansley therefore
no changes are necessary.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

5928/301

Diana M Dakin

4.43

No

No

REPRESENTATION
The development you are intending for the village of Tansley seems contradictory to
your own policies in the Local Plan. The allocation of 96 properties is hardly small
scale and being 2.5km from Matlock where GP surgeries, chemists and day to day
services are all based a car is essential for transport. The bus service runs every 2
hours during the day and there is no evening service. This service is also likely to cease
by the end of the year. There is no village shop and no pre-school for younger
children, neither is there a post office.
SUGGESTED CHANGE TO PLAN
Tansley is not a sustainable settlement for development.
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The sustainability of Tansley as a
settlement has been assessed as part
of a review of the Settlement
Hierarchy Paper, of which settlements
were scored based upon their social
and economic functions. Tansley was
assessed as an accessible settlement
with limited facilities. These villages
are assessed to have good social
infrastructure, some local employment
opportunities and good access bility to
the towns and centres. Tansley is
located within easy reach of the main
road networks and whilst the bus
service may be limited, there is a bus
service available. All settlements have
been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley in
paragraph 4.43.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

6056/318

Miss Sarah
Dakin

4.43

No

No

REPRESENTATION
Para 4.43 does not give an accurate description of Tansley. The level of population
has not been sufficient to maintain the viability of important facilities or services. In
excess of 40 homes have been built in the last ten years, within that timeframe the
village shop and post office have closed as has the pre school. Para 4.43 states 'the
village is served by public transport which facilitates commuting to Matlock'. Our bus
service runs infrequently, every two hours six days a week, there are no buses in the
evenings - the service is under review as the County Council are cutting services that
are subsidised.
SUGGESTED CHANGE TO PLAN
Para 4.43 should say:- Tansley is situated approximately 2.5 km from Matlock. All
daily essentials to include GP Services are accessed in Matlock. The bus service is
poor and runs every two hours, there is no evening service.
Tansley residents are unable to access shops by sustainable modes, and are reliant on
the motor car to access their daily needs. Over the last ten years there has been a
steady supply of new homes, however this increased level of population has not been
able to sustain vital facilities, to include the village shop, post office and pre school.
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Yes

SUPPORT

The Derbyshire Dales Local Plan should
be read as a whole when considering
proposals for development. Paragraph
4.45 of the preamble text offers
support to the criteria within Policy S8,
by making reference to Policy PD10 in
Chapter 5 of the Plan which specifically
seeks to address 'the protection of the
open spaces along the Matlock to
Darley A6 corridor'. Policy PD10 sets
out that those spaces to be protected
are set out on the accompanying Local
Plan Proposals Maps. The designation
of these areas are set out in Appendix
5 - Policies Maps (page.25). It is
therfore considered that no change is
necessary.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

866/341

Mr Peter S Wild

S8 (a) ii

No

No

REPRESENTATION
This paragraph talks about maintaining a strategic gap between Matlock and Darley
Dale through the protection of important open spaces to avoid the coalescence of the
two areas. Which open spaces do the Council have in mind? There has been so much
ad-hoc development - much of which is relatively recent - along and around the A6
that one could be forgiven for thinking that such coalescence has already happened.
e.g. Arc leisure, the premier Inn, Poppyfields Close, The NHS Residential Care Centre
and St Elphins Retirement Village.
SUGGESTED CHANGE TO PLAN
Show on a map the areas of open space along the A6 to be protected under Policy S8.
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Yes

SUPPORT

When determining development
proposals the Local Plan should be
read as a whole, accordingly
consideration would be given to all
policies within the Plan not just policy
S8 for development in the Matlock,
Wirksworth and Darley Dale area.
Accordingly it is considered that the
application of the Plan as a whole will
ensure that the planning balance
exercise as advocated in the
Framework is undertaken.

No Change.

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

3752/23

Richard
Crosthwaite
Gladman
Developments

S8

Yes

No

REPRESENTATION
The policy is overly restrictive and does not reflect the planning balance exercise that
should be undertaken when weighing up the benefits of a development against any
harm. Gladman question why Darley Dale is identified within its own category of
settlement (Local Service Centre) in the Settlement Hierarchy set out in Policy S3 (see
paragraph 6.2.11 above) but is then covered by one Policy, S8, in terms of the types of
development that the Council is seeking to promote within the settlement. Given that
Policy S8 relates to Matlock and Wirksworth which are both within the first tier of the
Settlement Hierarchy and Darley Dale is subject to the same policy then Darley Dale
should also be defined as being within first tier of the Settlement Hierarchy under
Policy S2. In addition, suitable flexibility will need to be applied when considering
the aspirations set out in Policy S8 through the decision making process. In particular,
it will be necessary to ensure that suitable balanced judgements can be made on a
variety of issues highlighted such as the protection Gladman welcomes the positive
approach provided by the indication in section b) of the policy that the Council will
support the development of new housing on sustainable sites. of the historic
environment, open spaces etc.
SUGGESTED CHANGE TO PLAN
Specific reference should be made within this policy to the planning balance exercise
of weighing the benefits of a development proposal against any harm.

The Settlement Hierarchy Assessment
seeks to analyse settlements in the
plan area in terms of their key
economic and social characteristics
and concludes that Darley Dale, given
the size of its population is of a
different order to the other
settlements of the District. Darley Dale
is an urban area or town rather than a
rural villages and contains facilities
which attract users from outside the
settlement. However, unlike
Ashbourne, Matlock and Wirksworth it
does not possess a town centre or
secondary school and bus routes do
not radiate from it in the same way as
they do from Matlock or Ashbourne.
The assessment concludes that Darley
Dales does not function in the same
way as the Market Towns and
accordingly it is considered
appropriate for Darley Dale to be
identified as a separate tier as a 'Local
Service centre'.
Policy S8 provides the overarching
strategy for the market towns and
local service centre to the north of the
District, seeking to promote and
maintain the distinct identity of its
settlements, whilst promoting
sustainable development. As a
settlement within the second tier of
the hierarchy it is considered wholly
appropriate that Darley Dale is
considered as part of the development
strategy for the northern part of the
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APPENDIX 3
District, with those settlements of
lower order in the hierarchy and rural
areas covered through policy S10.
Support for the policy wording which
provides for sustainable housing and
mixed use developments is noted.
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SUPPORT
The following draft Policies are supported in terms of their positive benefits for health
and wellbeing:
S8 Matlock/Wirksworth/Darley Dale Development Strategy, in particular the explicit
references to working with partner organisations and the Clinical Commissioning
Groups (CCGs) to achieve health and wellbeing, educational, recreational, active
travel, cultural and leisure objectives.

Support for policy S8 welcomed and
noted.

No Change.

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

2745/810

Steve Buffery

S8

Yes

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN

321

Chapter 4 Page 46

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

SUPPORT

Comments regarding the vision for
Matlock is noted. Policy S8 sets out a
development strategy for the
Matlock/Wirksworth/Darley Dale area.
This strategy aims to promote
sustainable growth whilst promoting
and maintaining the distinct identity of
its settlements, provide an increasing
range of employment opportunities,
support the growth of the topwn
centres, promote the growth of a
sustainable tourist economy and meet
the housing needs of the local
community.

No Change

S8 Matlock/Wirksworth/Darley Dale Development Area Strategy

5323/790

Kenneth John
Parker

Missing
policies and
proposals see 6 below

REPRESENTATION
It fails to properly apply key elements of 'Sustainable Development' - the key
underlying philosophy of NPPF. * There is no positive vision for the future of Matlock.
Employment provision and housing development need to be in balance but there is
an overprovision of housing. There should be a Strategic Development Statement for
Matlock Town Centre and the Bakewell Road site should have a Strategic Site
statement. * Brownfield development is a stated national priority. There should be
an equivalent policy in the Local Plan stating planning applications for greenfield sites
will not be considered until brownfield sites have been effectively redeveloped. The
lack of distinction between greenfield and brownfield sites in the Plan means
developers will inevitably focus on the greenfield sites which are generally easiest to
develop. The brownfield sites will remain undeveloped and an on-going blight on the
town. * The housing provision is very ambitious and unlikely to be achieved in reality.
There should be a phasing policy with the best sites (in environmental terms)
allocated in the first phase and the least desirable sites in later phases. The later
phased sites may not be needed in the Plan period. * Other nearby towns (eg
Chesterfield, Alfreton, Belper) are better located in relation to the national highway
network and have considerable areas of'brownfield' needing development. The
relationship between Matlock and the adjacent areas outside DDDC has not been
explained and a co-ordinated development strategy should be developed.
SUGGESTED CHANGE TO PLAN
See response to question 6 above which combines criticism with positive suggestions.
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Whislt the District Council and Matlock
Community Vision have undertaken
work to bring forward development on
the Bakewell Road site, as of yet there
are still no firm proposals for the site,
and as such it is considered
inappropriate to include any specific
policy for the site, rather to allow
flexibility in what development
proposals could come forward on the
site through the policies of the
Derbyshire Dales Local Plan.
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When determining development
proposals the Local Plan should be
read as a whole, accordingly
consideration would be given to all
policies within the Plan not just policy
S9 for development in the Ashbourne
area. Accordingly it is considered that
the application of the Plan as a whole
will ensure that the planning balance
exercise as advocated in the
Framework is undertaken.

No Change.

S9 Ashbourne Development Strategy

3752/22

Richard
Crosthwaite
Gladman
Developments

S9

REPRESENTATION
The policy is overly restrictive and does not reflect the planning balance exercise that
should be undertaken when weighing up the benefits of a development against any
harm. Suitable flexibility will need to be applied when considering the aspirations set
out in Policy S9 through the decision making process.
SUGGESTED CHANGE TO PLAN
Policy S9 should be redrafted to include wording that reflects the planning balance
exercise of weighing the benefits of a development proposal against any harm.
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Extensive consultation has been
carried throughout the Plan process.
The plan has been prepared in line
with the legal requirements of the
relevant legislation and in line with the
Council's adopted Statement of
Community Involvement. Policy S9
addresses infrastructure needs and
requirements through its criteria and
requires that any development in
Ashbourne supports enhancements to
community services and infrastructure
by supporting the principle of a second
by pass within the town; working with
partner agencies to improve access the
health care and providing additional
school places.

No Change

S9 Ashbourne Development Strategy

1754/259

Elisabeth and
Peter Hind

S9

REPRESENTATION
Suffice to say, like many residents of Ashbourne, our overall concern is that there
does not appear to have been any plans for improving the overall infrastructure of
Ashbourne that are sufficient to accommodate the building of over 6,000 new homes
by 2030 and the number of new residents that are therefore likely to be moving here
i.e. potentially increasing the population of Ashbourne by some fifty per cent. In
addition, any concerns, queries or objections seem to remain relatively unnoticed by
Derbyshire Dales. For example we see from last week's edition of the Ashbourne
News Telegraph that planning permission has now been granted for over 100 new
homes off Wyaston Road. Although we went to the planning meeting last year we did
not see any invitation to the recent meeting where this was all apparently finalised.
Small notices in the local paper during holiday periods are not really the most cooperative way to indulge in meaningful consultation. We suspect that the good old
mantra of 'money talks' outweighs any concerns from local residents, as these have
been, are being and will no doubt continue to be largely ignored.
SUGGESTED CHANGE TO PLAN
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The following draft Policies are supported in terms of their positive benefits for health
and wellbeing:
S9 Ashbourne Development Strategy: Area Development Strategy policies, in
particular the explicit references to working with partner organisations and the
Clinical Commissioning Groups (CCGs) to achieve health and wellbeing, educational,
recreational, active travel, cultural and leisure objectives.

Support for policy S9 welcomed and
noted.

No Change.

S9 Ashbourne Development Strategy

2745/811

Steve Buffery

S9

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments related to land associated
with the Ashbourne Shrovetide
Football game are noted. The District
Council have agreed with the
landowners of the site that the land in
question could be protected without
any specific policy reference within the
Local Plan. Therefore the Policy is to
be amended to reflect this decision.

Delete second bullet point of
criteria a). In Policy S9 as follows:
"safeguarding from prejudicial
development, the playing area
used for the historic and iconic
game of 'Ashbourne Shrovetide
Football".

S9 Ashbourne Development Strategy

5960/765

Paul Tame
NFU

S9

REPRESENTATION
Landowners and occupiers of the land used by the Shrovetide football game met the
Council before publication of the draft plan where it was agreed that there was no
threat to the football match and the landowners and occupiers were very supportive
of the game and had been for years. But that any policy along the lines of policy S9(a)
bullet point 2 could be used to prevent any development on the land in question and
effectively blight it. We would therefore ask the Council to remove this part of the
policy on the football match from the draft plan as agreed with the landowners and
occupiers who allow the game to be played on their land.
SUGGESTED CHANGE TO PLAN
Please remove bullet point 2 from paragraph (a) of policy S9.
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SUPPORT
The supporting text to the draft policy confirms that Brailsford is one of the largest
Rural Parishes and that the strategy for the policy seeks to provide for the continued
sustainability of these communities focussing on improving access to services and
facilities and delivering appropriate levels of affordable housing to meet local needs.

Comments of support for policy S10
welcomed.

No Change.

S10 Rural Parishes Development Strategy

2744/35

Richborough
Estates Ltd

S10

The policy establishes that “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.”
Our client supports the Council’s recognition that the Rural Parishes can assist the
Council in meeting its identified housing need. In addition to contributing to the
locally identified housing needs new residential development also delivers further
benefits such as maintaining and enhancing the vitality and viability of local centres
and villages and through increased spending in the local community can help sustain
local services and facilities (e.g. local shops and existing bus services) which may be at
risk of closure or a reduction in service.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The following draft Policies are supported in terms of their positive benefits for health
and wellbeing:
S10 Rural Parishes Development Strategy: Area Development Strategy policies, in
particular the explicit references to working with partner organisations and the
Clinical Commissioning Groups (CCGs) to achieve health and wellbeing, educational,
recreational, active travel, cultural and leisure objectives.

Support for policy S10 welcomed and
noted.

No Change.

S10 Rural Parishes Development Strategy

2745/812

Steve Buffery

S10

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The council's strategy for the rural parishes is to promote sustainable growth whilst
promoting and maintaining the district identity and historic character of individual
settlements, improving accessibility to services and facilities and meeting housing
needs of local communities. The Plan notes that the largest of the villages in the Rural
Parishes are Brailsford, Hulland Ward and Doveridge. The strategy for the Rural
Parishes is supported. Doveridge is one of the more sustainable settlements in the
Rural Parishes and a good location for further sustainable growth.

Support welcomed

No Change

S10 Rural Parishes Development Strategy

6067/185

Doveridge
Management
Limited

S10

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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SUPPORT
We warmly support this policy insofar as it is an acknowledgement that the Council
will support the sustainable growth of local communities (including the provision of
housing) and help deliver and protect a basic level of services, subject to the
protection of local character, ecology, environment and services which are an
essential pre-requisite to developing new housing sites. The implementation of the
policy, however, will be critical and it should not be imposed as a form of policy
restraint. The policy should be used as a positive Development Strategy to retain
population in the Dales’ villages, encouraging new blood to ensure a vibrant future for
the rural community.

Support welcomed

No Change

S10 Rural Parishes Development Strategy

5924/150

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

S10

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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SUPPORT

When determining development
proposals the Local Plan should be
read as a whole, accordingly
consideration would be given to all
policies within the Plan not just policy
S10 for development in the rural
parishes. Accordingly it is considered
that the application of the Plan as a
whole will ensure that the planning
balance exercise as advocated in the
Framework is undertaken.

No Change.

S10 Rural Parishes Development Strategy

3752/21

Richard
Crosthwaite
Gladman
Developments

S10

REPRESENTATION
The policy is overly restrictive and does not reflect the planning balance exercise that
should be undertaken when weighing up the benefits of a development against any
harm. Suitable flexibility will need to be applied when considering the aspirations
set out in Policy S10 through the decision making process.
SUGGESTED CHANGE TO PLAN
Policy S10 should be reworded to reflect the planning balance exercise of weighing
the benefits of a development proposal against any harm. In addition, an further
bullet point should be added to section b) to ensure consistency with the
presumption in favour of sustainable development:
- Supporting the development of housing on sustainable sites
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Bullet point (b) as currently drafted
already states "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." Accordingly it is
considered that this bullet point
provides support for the development
of housing sites. Policy S3 - Settlement
Hierarchy also provides further clarity
upon the location, scale and
distribution of new development to
ensure that the principles of
sustainable development are met.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT
Our client supports in part the draft policy. Our client supports the confirmation
within the Plan that new development should only be permitted where the
infrastructure necessary to serve it is either available, or where suitable arrangements
are in place to provide it within an agreed timeframe. As set out previously in these
representations the Officer’s Committee Report (dated 20 September 2016) confirms
that a contributions through a Section 106 Agreement will be made to:
• the provision of affordable housing;
• the provision of on-site open space;
• a financial contribution to education; and
• a financial contribution to the Highway Authority regarding the ongoing work for a
Travel Plan.

Comments noted.

No Change.

S11 Local Infrastructure Provision and Developer Contributions

2744/34

Richborough
Estates Ltd

S11

Yes

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound
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Officer Comment

Recommendation

Yes

SUPPORT
The North Derbyshire CCG have scrutinised the Local Plan and focussed on
understanding the scale of additional houses which will be available in specific areas
of the Authority for which we have responsibility for ensuring primary care services
are adequate. Below is our assessment of the impact on primary medical health
services from this scale of development. We have been able to understand the impact
in large part due to the guidance to the effect of the proposal in the Plan provided to
us by members of the Council's Planning department. This supports the view that the
Council has fulfilled its Duty to Co-operate. The creation of the new housing and
consequent increase in population will have an impact on the demand for primary
care (GP services) in these localities. This will have particularly affect three existing GP
providers two located in Matlock and one in Darley Dale. The CCG has assessed the
current premises of these Practices using a standard NHS England measure and all are
operating at below the optimum space required for their existing registered patient
number. The influx of an additional 4,000+ residents in to Matlock over period of the
Local plan the from the extra housing proposed will bring this position well below
satisfactory levels, for the two GP providers if all new residents register with one of
these Practices. There is, therefore, significant likelihood that alternative premises or
extension to existing sites will need to be sought should the Local plan be approved as
proposed. The CCG would expect that developers who are given planning approval
will be asked to contribute to the cost of any such new or enhanced premises under a
S106 arrangement (or via a Community infrastructure Levy); The position in respect of
Daley Dale GP practice would also worsen over this period form the additional 1000+
new residents. We are though already planning, in conjunction with the Practice, for
alternative premises for this GP provider, again we have an expectation that the
Council will seek S106 contributions form developers who are granted planning
approvals for sites in the Darley dale area under the local plan.

Comments regarding the provision of
GP providers within Matlock and
Darley Dales are noted. The District
Council will continue to work closely
with developers to secure S106
monies.

No Change

S11 Local Infrastructure Provision and Developer Contributions

5936/479

Martin
Colclough
North
derbyshire
Clinical
Commissioning
group

HC15
Community
Facilities and
Services

Yes

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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No

SUPPORT

Comments regarding infrastructure are
noted. Policy S11 seeks to ensure that
development is supported by the
delivery of the appropriate
infrastructure. Policy PD8 also ensures
that as part of the determination of
any planning application the impact of
development on surface water and
local sewage capacity will be assessed
in consultation with relevant
consultees. Work with the relevant
infrastructure providers including
Derbyshire County Council and the
CCG is ongoing to ensure
infrastructure is available.
Furthermore the preparation of the
Local Plan has been informed by the
Infrastructure Delivery Plan, and
Severn Trent Water Ltd who are the
firm responsible for sewage disposal
have not rasied any objections to the
emerging proposals for new residential
development on the basis of capacity
issues at their Water Treatment Works
across the plan area.

No Change

S11 Local Infrastructure Provision and Developer Contributions

5928/292

Mrs D M Dakin

S11

No

No

REPRESENTATION
There does not seem to be any provision for the increase in sewage disposal. When
commenting on Strategic Site Allocations paper 62 the Environment Agency state
'Advise that there are possible capacity issues at Matlock sewage treatment works
(WWTWs) that will require further investigation, we have no indication from the Plan
as to which sewage treatment works sites will ultimately discharge. There needs to be
more clarification within the Plan related to vital infrastructure provision. NPPF states
Plans should co-ordinate development requirements including provision of
infrastructure. One of the key principles of sustainable development. The ability to
provide infrastructure should influence the location of sites.
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
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Representation

Officer Comment
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Yes

SUPPORT

Comments regarding infrastrucutre are
noted. Policy S11 seeks to ensure that
development is supported by the
delivery of the appropriate
infrastructure. Policy PD8 also ensures
that as part of the determination of
any planning application the impact of
development on surface water and
local sewage capacity will be assessed
in consultation with relevant
consultees. Work with the relevant
infrastructure providers including
Derbyshire County Council and the
CCG is ongoing to ensure
infrastructure is available to support
development in Tansley. Furthermore
the preparation of the Local Plan has
been informed by the Infrastructure
Delivery Plan.

No Change

S11 Local Infrastructure Provision and Developer Contributions

5726/582

Alex Pryor

s11

Yes

No

REPRESENTATION
When commenting upon Strategic Site Allocations paper 62 the Environment Agency
state'Advise that there are possible capacity issues at Matlock Sewage Treatment
Works (WWTWs) that will require further investigation, we have no indication from
the plan as to which sewage treatment works sites will ultimately discharge' In the
Assessment of sites for Tansley there was no mention of any capacity issues related to
sewage treatment.
SUGGESTED CHANGE TO PLAN
There needs to be more clarification within the plan related to vital infrastructure
provision. NPPF states, 'plans should co-ordinate development requirements,
including provision of infra structure' One of the key principles of sustainable
development. The ability to provide infrastructure should influence the location of
sites.
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No

SUPPORT

Comments related to the provision of
health infrastructure are noted. The
Local Plan should be read as a whole
document. Policy S11 seeks to ensure
that infrastructure will be in place at
the right time to meet the needs of the
District. New development, including
that allocated within policy HC2, will
only be permitted where the necessary
infrastructure to serve it is either
available, or where suitable
arrangements are in place to provide
it. Discussions will continue to be held
with the CCG in taking the plan
forward.

No Change

S11 Local Infrastructure Provision and Developer Contributions

5726/581

Alex Pryor

4.66

Yes

No

REPRESENTATION
The District Council have been informed on numerous occasions that residents are
having difficulty obtaining a routine appointment within a reasonable time frame - an
appointment can take in excess of two weeks. It is known by DDDC that both GP
practices are running well above the optimum patient levels at this time. Tansley
Parish Council are concerned about accessibility, as both GP's are located 2.5km away
in Matlock, the service bus runs every two hours, therefore Tansley residents are
reliant on the motor car to access GP services. Documents 15, 19, and 20 indicate
discussions with the CCG commenced January 2016, It would appear CCG only
informed DDDC of their requirements re: additional health provision in June 2016.
The lateness of this information would indicate that this evidence has not informed
the allocation of sites.
SUGGESTED CHANGE TO PLAN
As part of the 'plan process' DDDC should be in a position to inform the reader what
additional health provision there will be for the Matlock area, to include Tansley - the
information included in the plan should state, what facilities or improvements to
present facilities will be provided, the source of funding and the time frame for the
required improvements. Communities require guarantees related to the speedy
provision of all required infrastructure. NPPF 17 Core Planning Principles - 'deliver
sufficient community and cultural facilities and services to meet local needs' Tansley
has been allocated 100 homes, site allocation has not been based upon sustainability
related to health provision, as definitive information from the CCG would appear not
have been available when sites were assessed for inclusion within the Plan,
information has been collected retrospectively to justify the Plan
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Yes

SUPPORT
We need some more places for people to inhabit. The only problem with this is that
the extra strain on doctors and schools will have to be addressed.

Comments relating to the facilities
available in Tansley are noted. Policy
S11 has been included within the Plan
in order to ensure that the necessary
improvements to infrastructure are
provided. No change to policy
recommended.

No Change.

S11 Local Infrastructure Provision and Developer Contributions

6010/710

Mrs Patricia
Brewster

s11

Yes

Yes

Tansley could do with a shop (but this is not essential) Tansley needs a post office,
and, as long as the Methodist Church can continue to provide one for 3 hours a week,
this is no great problem.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Officer Comment

Recommendation

Yes

SUPPORT
The NPA wishes to express support for the consideration given to the National park
and its setting in the preparation of the Local Plan.

Support for paragraph 4.66 is
welcomed.

No Change

S11 Local Infrastructure Provision and Developer Contributions

2140/465

Mr Ian Fullilove
Peak District
National Park
Authority

4.66

Yes

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Yes

SUPPORT
We welcome the proactive approach within the Plan in seeking to ensure that
infrastructure is put in place, but worry that the 'shopping list' of requirements is in
danger of making many schemes unviable. The policy perhaps needs to make it clear
that financial contributions where they are made must be reasonable in scale, directly
related to the site in question and not boosted in order to fund existing infrastructure
shortcomings.

Comments regarding policy S11 are
noted. The level of financial
contributions would be determined on
an application by application basis and
would take into account the specific
details of the scheme. As the CIL
Regulations 2010 set out when a s106
Obligation is appropriate to be secured
it is not necessary to replicate this is
the Local Plan.

No Change

S11 Local Infrastructure Provision and Developer Contributions

5924/148

Mr John Acres
Acres Land and
Planning 'Acres
of Space'

S11

Yes

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Yes

SUPPORT

Comments regarding infrastrucutre are
noted. Policy S11 seeks to ensure that
development is supported by the
delivery of the appropriate
infrastructure. Policy PD8 also ensures
that as part of the determination of
any planning application the impact of
development on surface water and
local sewage capacity will be assessed
in consultation with relevant
consultees. Work with the relevant
infrastructure providers is ongoing to
ensure infrastructure is available to
support development in Tansley.
Furthermore the preparation of the
Local Plan has been informed by the
Infrastructure Delivery Plan.

No Change

S11 Local Infrastructure Provision and Developer Contributions

3358/678

Victoria J
Raynes
Tansley Parish
Council

s11

Yes

No

REPRESENTATION
When commenting upon Strategic Site Allocations paper 62 the Environment Agency
state- 'Advise that there are possible capacity issues at Matlock Sewage Treatment
Works (WWTWs) that will require further investigation, we have no indication from
the plan as to which sewage treatment works sites will ultimately discharge'
In the Assessment of sites for Tansley there was no mention of any capacity issues
related to sewage treatment.
SUGGESTED CHANGE TO PLAN
There needs to be more clarification within the plan related to vital infrastructure
provision.
NPPF states, 'plans should co-ordinate development requirements, including
provision of infra structure'
One of the key principles of sustainable development.
The ability to provide infrastructure should influence the location of sites
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Yes

SUPPORT

Paragraph 4.67 in the Local Plan makes
it clear that the District Council is likely
to undertake consultation on a draft
Charging Schedule for CIL later in 2016
- this is now anticipated to be in 2017,
but nevertheless the intention is for
further work to be undertaken in the
near future to take forward a
Derbyshire CIL, which will take into
account the policies and proposals
within the Derbyshire Dales Local Plan.

No Change

S11 Local Infrastructure Provision and Developer Contributions

5268/281

Mr Robert
Hepwood
Clowes
Developments
(UK) Ltd

Policy S11
para 4.64-4.67

Yes

No

REPRESENTATION
Clowes Developments (UK) Ltd object to Policy S11 on the basis that it is premature,
unnecessary and superfluous. In this regard the policy attempts to address a wide
variety of issues that are to be covered by a CIL that is not yet in place.
The Local Plan, Strategic housing Land Availability and Community Infrastructure Levy
viability Study dated September 2015 casts doubt on the conclusions and
recommendations over the viability of CIL at the upper levels of affordable housing
provision within the Plan.
The policy should be deleted or amended to confirm that it is the District council's
intention to introduce a CIL and that it will be subject to an appropriate level of
consultation.
Paragraph 173 of the NPPF states that:Pursuing sustainable development requires
careful attention to viability and costs in plan-making and decision-taking. Plans
should be deliverable.Therefore, the sites and the scale of development identified in
the plan should not be subject to such a scale of obligations and policy burdens that
their ability to be developed viably is threatened.
Paragraph 175 of the NPPf states that where practical, Community Infrastructure Levy
charges should be worked up and tested alongside the Local Plan.
Paragraph 4.67 of the Plan states that the Derbyshire Dales CIL and viability study has
indicated that there is the potential to introduce a DDCIL without it having any
adverse impact upon the viability of development. Clowe developments (UK) Ltd is
concerned that this assumption has not been thoroughly tested and is based on broad
brush assumptions made in the SHLAA.
Clowe developments (UK) Ltd is concerned that the policy as drafted is arguably too
wide and potentially too onerous from a viability point of view.
(Additional letter submitted with this and all Clowe submissions)
SUGGESTED CHANGE TO PLAN
The policy should be deleted or amended to confirm that it is the District Council's
intention to introduce a CIL and that it will subject to an appropriate level of
consultation.
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In the interim the need to provide for
new infrastructure to support new
growth across the plan area remains,
and in the absence of a CIL regime, the
aim of Policy S11 is to indicate those
priority areas and to indicate in broad
terms how they will be addressed. The
deletion of this policy would allow in
theory development proposals to
come forward without making any
contribution towards meeting local
infrastructure needs.
The Viability Study undertaken as part
of the evidence base will be used to
inform the preparation of a CIL regime
for Derbyshire Dales - this study has
taken into account site specific
proposals and identified that with
these there is still some headroom for
CIL, without making development
unviable.

Chapter 4 Page 52

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

Comments related to the provision of
health infrastructure are noted. The
Local Plan should be read as a whole
document. Policy S11 seeks to ensure
that infrastructure will be in place at
the right time to meet the needs of the
District. New development, including
that allocated within policy HC2, will
only be permitted where the necessary
infrastructure to serve it is either
available, or where suitable
arrangements are in place to provide
it. Discussions will continue to be held
with the CCG in taking the plan
forward.

No Change

S11 Local Infrastructure Provision and Developer Contributions

2568/144

Darren Archer
Ashbourne
Neighbourhood
Plan

S11

No

No

REPRESENTATION
There is little reference to the impact on health services. CCG might base its view on
the misleading criteria of floorspace. However a consultation direct with the surgeries
involved, and we speak from Ashbourne’s viewpoint, will demonstrate to you that
there is considerable concern on having the capacity to meet a prospective 30%
increase in patient numbers, given the possible housing numbers, without significant
investment in facilities, premises and appropriate medical support recruitment. None
of this is considered in the draft Local Plan.
This massive increase in build rates, insufficient consideration of the effects on health
facilities, and significant under estimate of traffic flows has the potential to wreak
havoc on our infrastructure, our towns, villages and communities, while there is no
credible evidence within the plan to support the home numbers being actually built.
SUGGESTED CHANGE TO PLAN
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Compliant
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No

SUPPORT

Comments related to the provision of
health infrastructure are noted. The
Local Plan should be read as a whole
document. Policy S11 seeks to ensure
that infrastructure will be in place at
the right time to meet the needs of the
District. New development, including
that allocated within policy HC2, will
only be permitted where the necessary
infrastructure to serve it is either
available, or where suitable
arrangements are in place to provide
it. Discussions will continue to be held
with the CCG in taking the plan
forward. The LPA is not the
infrastructure provider and can only
identify gaps and seek to ensure that
relevant agencies are advised of
potential impact including GP.
Discussions with CCG ongoing to
establish what relevant GPs are doing
to address future needs.

No Change.

S11 Local Infrastructure Provision and Developer Contributions

3358/746

Victoria J
Raynes
TANSLEY
PARISH
COUNCIL

4.66

Yes

No

REPRESENTATION
The District Council have been informed on numerous occasions that residents are
having difficulty obtaining a routine appointment within a reasonable time frame - an
appointment can take in excess of two weeks. It is known by DDDC that both GP
practices are running well above the optimum patient levels at this time. Tansley
Parish Council are concerned about accessibility, as both GP's are located 2.5km away
in Matlock, the service bus runs every two hours, therefore Tansley residents are
reliant on the motor car to access GP services. Documents 15, 19, and 20 indicate
discussions with the CCG commenced January 2016, It would appear CCG only
informed DDDC of their requirements re: additional health provision in June 2016.
The lateness of this information would indicate that this evidence has not informed
the allocation of sites.
SUGGESTED CHANGE TO PLAN
As part of the 'plan process' DDDC should be in a position to inform the reader what
additional health provision there will be for the Matlock area, to include Tansley - the
information included in the plan should state, what facilities or improvements to
present facilities will be provided, the source of funding and the time frame for the
required improvements.
Communities require guarantees related to the speedy provision of all required
infrastructure.
NPPF 17 Core Planning Principles - 'deliver sufficient community and cultural facilities
and services to meet local needs'
Tansley has been allocated 100 homes, site allocation has not been based upon
sustainability related to health provision, as definitive information from the CCG
would appear not have been available when sites were assessed for inclusion within
the Plan, information has been collected retrospectively to justify the Plan.
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The following comments provide a summary with regards to education provision in
each settlement of the District relating to the allocation of the proposed housing
sites. DCC’s Officers provided detailed comments on education provision relating to
each of the proposed housing allocations that were included in the DLP to Fore
Consulting Limited (consultants acting for DDDC) on 31st March 2016. The vast
majority of the housing allocations set out in the DLP have been carried forward
unchanged into the PSDP and so the comments previously made by DCC to Fore
Consulting Limited remain largely relevant to the PSDP and are set out below.

Comments received from Derbyshire
County Council regarding existing and
future education requirements within
the Derbyshire Dales plan area are
noted and welcomed. The District
Council is committed to continual
engagement with Derbyshire County
Council as Education Authority to
ensure that appropriate infrastructure
is in place to support future
development and anticipated changes
in pupil requirements. Policy S11 of
the Local Plan sets out the Councils
approach to ensure that infrastructure
is in place at the right time to meet the
needs of the District. Furthermore the
Development Strategy policies (S8, S9
S10) make reference to the need to
work with partner organisations to
enable improvements to school
capacity and safeguarding of sites for
existing and future educational
purposes. Additionally policy HC16 sets
out 'notified school sites' protected for
future community facilities including
primary schools and school playing
fields. It is not considered that any
further revisions to the Plan are
required at this stage.

No Change.

S11 Local Infrastructure Provision and Developer Contributions

2745/82

Steve Buffery
Derbyshire
County Council

S11

Yes

Yes

It is noted, however, that some changes have been made to the proposed allocations
in the PSDP from those set out in the DLP, particularly the deletion of a number of
sites, inclusion of two new sites in Matlock and Tansley and the significant increase in
the site capacity identified in the allocation at Middle Peak Quarry, Wirksworth from
220 to 645 dwellings. These changes will have some additional implications for school
place provision in the normal area schools relating to the proposed allocations. In
order to ensure that the assessment of school place provision is up-to-date, DDDC is
requested to consult further with DCC’s Officers in the Children’s Services
Department, once the final housing allocations have been confirmed for inclusion in
the Submission Local Plan.
In Ashbourne, housing development within the normal area of Hill Top Infant and
Nursery School and Parkside Community Junior School will probably trigger the need
to provide additional places at both schools, secured either via Section 106 planning
obligations or CIL. DCC has already responded to planning applications for residential
development at a number of the proposed site allocations requesting contributions
towards the provision of primary school places at these schools. Queen Elizabeth’s
Grammar School (QEGS) is the designated normal area secondary school (see
comments below).
In Doveridge, it is likely that current planning applications will utilise the available
surplus and projected surplus capacity at the primary school. In future, any further
residential development is likely to result in a requirement for the provision of
additional primary school places, to be funded by developers. At secondary level,
QEGS is defined as the normal area school (although exercising parental preference
for places in Staffordshire may be the usual practice – see comments below).
In Hulland Ward, any further development will result in a requirement for additional
primary school places at Hulland Primary School. QEGS is the normal area secondary
school.
In Brailsford, construction of a new primary school will provide accommodation for
new primary school pupils from housing development already benefitting from
planning permission. Any further development in this area may result in a need for
additional places at Brailsford Primary School or contributions towards additional
provision at the new school site. QEGS is the designated normal area secondary
school.
QEGS is projected to have a small amount of surplus capacity and could accommodate
some additional secondary pupils from a small level of housing development.
However, significant housing growth within the normal area of QEGS would see the
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APPENDIX 3
small amount of projected surplus capacity taken up. There would be a need for
developer contributions (secured either via Section 106 planning obligations or CIL) to
provide additional secondary places in order to mitigate the cumulative impact of
housing development in the QEGS normal area.
The primary schools serving the Darley Dale planning area are all at capacity or
currently over-subscribed, and projections are showing rising pupil numbers for all
but one primary school in this area. Therefore, any residential development in this
area will result in a need for the provision of additional primary places, to be funded
either via Section 106 planning obligations or CIL. Highfields School is the normal area
school for secondary provision (see below).
In Matlock, further housing development would result in the need for provision of
additional primary school places at All Saints Infant School, All Saints Junior School
and Castle View Primary School. However, the site of All Saints Infant School has
limited potential for expansion. Therefore, there may be a requirement for an
alternative site for the provision of either an infant school or primary school for
Matlock. Highfields School is the normal area school for secondary provision.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The preparation of the Local Plan has
been based upon a robust evidence
base. Advice set out in the NPPF and
the NPPG make it clear that the
provision of infrastructure through the
planning system is one of the key
economic drivers required for
delivering sustainable development.
The NPPF further advises that Local
Plans should plan positively for the
development and infrastructure
required in the area to meet the
objectives, principles and policies of
the document. The District Council
have sought to identify current gaps in
infrastructure provision; the extent to
which there are constraints to meeting
its future development needs and;
identify its future needs for
infrastructure. The Derbyshire Dales
District Council Viability Report (Sept
15); Derbyshire Dales Infrastructure
Delivery Plan Review Report (Sept 15);
and Local Plan Infrastructure Needs,
CIL and Whole Plan Viability
Assessment: Supplementary Update to
the Infrastructure Delivery Plan (June
2016) provide the evidence for the
Local Plan and appraise the impacts of
policies on viability, ensuring the plan
is deliverable.

No Change.

S11 Local Infrastructure Provision and Developer Contributions

3752/20

Richard
Crosthwaite
Gladman
Developments

S11

Yes

No

REPRESENTATION
The policy does not accurately reflect Paragraphs 201-206 of the NPPF. Gladman
wish to remind the Council that the provision of developer contributions should be
tested against the viability of schemes through a Whole Plan Viability Study. Any
requirement for infrastructure needs to be justified and based on robust evidence. It
is important for the evidence base to properly assess the viability of the requirements
for both affordable housing and infrastructure set out in the Local Plan and
Infrastructure Development Plan to ensure consistency with paragraphs 173 and 174
of the Framework. Plans should be deliverable and sites should not be subject to
such a scale of obligations and policy burdens that their ability to be developed viably
is threatened. Therefore, the Council should assess the likely cumulative impacts on
development in their area of all existing and proposed local standards and policies
through a comprehensive and robust Viability Assessment to ensure that the
cumulative impact of these standards and policies do not put the implementation of
the Plan at serious risk.
SUGGESTED CHANGE TO PLAN
The third from last paragraph should be amended to reflect paragraphs 203 to 206 of
the Framework. In particular, it should make it clear that planning obligations will only
be used where it is not possible to address unacceptable impacts of a proposal
through a planning condition; that the local authority will be sufficiently flexible to
prevent planned development from being stalled; and, planning conditions will only
be imposed where they are necessary, relevant to planning and to the development
to be permitted, enforceable, precise and reasonable in all other respects.

As drafted the Local Plan is considered
to provide the appropriate mechanism
from which infrastructure may be
secured and delivered. The comments
regarding the third paragraph are
noted, however the policy already
refers to the use of planning
obligations or conditions 'where
appropriate' and is therefore
considered to be in accordance with
guidance within paragraphs 203-206 of
the Framework.
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No

SUPPORT

Comments related to the provision of
health infrastructure are noted. The
Local Plan should be read as a whole
document. Policy S11 seeks to ensure
that infrastructure will be in place at
the right time to meet the needs of the
District. New development, including
that allocated within policy HC2, will
only be permitted where the necessary
infrastructure to serve it is either
available, or where suitable
arrangements are in place to provide
it. Discussions will continue to be held
with the CCG in taking the plan
forward.

No Change

S11 Local Infrastructure Provision and Developer Contributions

6063/427

Craig Wood

4.66

No

No

REPRESENTATION
The District Council have been informed on numerous occasions that residents are
having difficulty obtaining a routine appointment within a reasonable time frame - an
appointment can take in excess of two weeks. It is known by DDDC that both GP
practices are running well above the optimum patient levels at this time. Tansley
Parish Council are concerned about accessibility, as both GP's are located 2.5km away
in Matlock, the service bus runs every two hours, therefore Tansley residents are
reliant on the motor car to access GP services. Documents 15, 19, and 20 indicate
discussions with the CCG commenced January 2016, It would appear CCG only
informed DDDC of their requirements re: additional health provision in June 2016.
The lateness of this information would indicate that this evidence has not informed
the allocation of sites. a. Health provision; there have been proposals put forward
by the developer to improve the facilities within Tansley. However none of these
address one of the priority issues for residents; Healthcare services. The nearest
Doctors surgeries are in Matlock for Tansley residents. The cumulative effect of
additional housing on our already overstretched local surgeries has not been
addressed by the local authority. With developments planned for Matlock of
exceeding 750 dwellings plus the additional 80-120 in Tansley. My question to the
DDDC is, how are the health services able to support this huge population increase
when they are already overstretched and unable to cope with demand?
SUGGESTED CHANGE TO PLAN
As part of the 'plan process' DDDC should be in a position to inform the reader what
additional health provision there will be for the Matlock area, to include Tansley - the
information included in the plan should state, what facilities or improvements to
present facilities will be provided, the source of funding and the time frame for the
required improvements. Communities require guarantees related to the speedy
provision of all required infrastructure. NPPF 17 Core Planning Principles - 'deliver
sufficient community and cultural facilities and services to meet local needs'. Tansley
has been allocated 100 homes, site allocation has not been based upon sustainability
related to health provision, as definitive information from the CCG would appear not
have been available when sites were assessed for inclusion within the Plan,
information has been collected retrospectively to justify the Plan.

347

Chapter 4 Page 52

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT
Policy S11: Local Infrastructure Provision and Developer Contributions helpfully
covers a wide range of strategic infrastructure and services including health and social
care; education; transport; energy and utilities; telecommunications; flood
management; open space, sports and recreation, new waste management; and
waste. This is welcomed.

Comments noted.

No Change

S11 Local Infrastructure Provision and Developer Contributions

2745/91

Steve Buffery
Derbyshire
County Council

S11

Yes

Yes

The Policy goes on to state that development will only be permitted where necessary
infrastructure is available or provided via planning obligations or conditions attached
to a planning permission. This is fully supported.
The Policy also states that a Community Infrastructure Levy (CIL) will support
investment in infrastructure required to address the cumulative impact of household
and population growth. Further clarity on how DDDC envisages a CIL operating in
conjunction with site specific Section 106 planning obligations, however, would be
helpful. Only infrastructure that is not provided via Section
106 planning obligations can be funded by CIL, and therefore it would be helpful if
DDDC could clarify exactly what infrastructure is expected to be delivered via Section
106 obligations, and for which sites. Any Section 106 planning obligations must relate
to a specific project to ensure that there is still scope for CIL to fund more general
projects that address a wider need or cumulative impact.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments related to the provision of
infrastructure are noted. The
Derbyshire Dales Infrastructure
Delivery Plan Review Report (2015)
forms part of the evidence base and
seeks to identify gaps in the existing
infrastructure provision and the
requirements necessary to support the
sustainable growth of the plan area.
Consultations have been undertaken
with a wide range of stakeholders,
none of whom have indicated that
there are major barriers to
development of the scale proposed.

No Change.

S11 Local Infrastructure Provision and Developer Contributions

3291/721

Jane Flanagan

NPPF
guidance on
drawing up a
Local Plan

Yes

No

REPRESENTATION
NPPF guidelines for drawing up a Local Plan say: "The Local Plan should make clear,
for at least the first five years, what infrastructure is required, who is going to fund
and provide it, and how it relates to the anticipated rate and phasing of
development." I do not think enough emphasis is given to the provision of
infrastructure in the Derbyshire Dales Local Plan. The information imparted to
communities has focused exclusively on housing development. Here in Tansley we
have been told absolutely nothing about infrastructure plans even though the village
is earmarked for significant housing development.
SUGGESTED CHANGE TO PLAN

Policy S11 also seeks to ensure that
infrastructure will be in place at the
right time to meet the needs of the
District and the development strategy.
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Yes
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The following draft Policies are supported in terms of their positive benefits for health
and wellbeing:
S11: Local Infrastructure Provision and Developer Contributions, in particular the
explicit references to the Derbyshire Health and Wellbeing Strategy, support to the
CCGs and maintaining and improving the health and wellbeing of local communities.

Support for policy S11 welcomed and
noted.

No Change.

S11 Local Infrastructure Provision and Developer Contributions

2745/813

Steve Buffery

S11

Yes

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Waste
Derbyshire County Council is reviewing its assessment of waste management services
in relation to new housing development. Its approach to advising on the need for
financial contributions to mitigate the impact on existing waste management facilities
is also under review. However, both Ashbourne and Northwood Household Waste
Recycling Sites are facilities which operate well and have sufficient capacity. It is likely
that both facilities would have sufficient surplus capacity to accommodate additional
demand from new housing development in the future.

The Comments are noted - Policy S2
seeks to support proposals that
minimise waste and encourage
recycling, and Policy S11 supports the
provision of new waste management
infrastructure required to support
development. Policy PD7 also includes
support for waste management
facilities to support recycling and
composting.

No Change

S11 Local Infrastructure Provision and Developer Contributions

2745/85

Steve Buffery
Derbyshire
County Council

S11

Yes

Yes

Broadband
The Digital Derbyshire programme in conjunction with BT is investing in the delivery
of high speed broadband connections for existing residents and businesses in
Derbyshire. The Government has recently announced funding available to developers
via BT Openreach to enable developers to provide high speed fibre connections to
serve new housing development. Developers should be encouraged to take up this
provision through the Local Plan, pre-application discussions, and advisory /
informative notes attached to planning permissions.

Policy S11 also supports the provision
of improvements to the
telecommunications network and the
provision of superfast broadband
infrastructure. This support for the
provision of broadband facilities is also
reiterated in Policy EC1.
It is considered that the Derbyshire
Dales Local Plan addresses these
requirements sufficiently.

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments relating to the need to link
policy PD1 and PD7 are noted,
however as the Plan is to be read as a
whole and a balanced view upon
proposals from a social, economic and
environmental required it is not
considered that the policies are at
cross purposes or lead to conflicts in
decision making. Policy S2: Sustainable
Development Principles also refers to
the need for proposals to make a
positive contribution towards the
achievement of sustainable
development and provides an
overarching policy which would also
be considered. Accordingly it is not
considered necessary to make any
revisions to the policies as requested.

No Change.

PD1 Design and Place Making

5628/300

Mr Tim Silvester
Campaign to
Protect Rural
England (CPRE)
Derbyshire
Branch

PD1

REPRESENTATION
We support these policies insofar as they go, but we suggest that there is missing
strategic connection between them and policy PD7 (Climate Change). On the one
hand, the design and the placemaking qualities of new developments can have
significant potential to improve the district's response to climate change. On the
other hand, appropriate climate change responses could have impacts on landscape
character, particularly if it involves changes to land management, renewable energy
installations, and alternative approaches to water management. Currently, the
relationships between these policies are not properly explored, and as a result they
may come into conflict with each other when being used to shape planning decisions.
SUGGESTED CHANGE TO PLAN
To address this problem, we suggest that both policies PD1 and PD5 include clauses to
'encourage innovative proposals that offer specific opportunities to reduce or
mitigate the risks associated with climate change, so long as they are consistent with
the other principles of this policy'.
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Protecting Derbyshire Dales Character
The following draft Policies are supported in terms of their positive benefits for
health and wellbeing:
• PD1: Design and Place Making, which is comprehensive

Support for policy PD1 is welcomed.

No Change.

PD1 Design and Place Making

2745/49

Steve Buffery
Derbyshire
County Council

PD1

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The NPA wishes to express support for the consideration given to the National park
and its setting in the preparation of the Local Plan.

Support for policy PD1 Is welcomed.

No Change.

PD1 Design and Place Making

2140/463

Mr Ian Fullilove
Peak District
National Park
Authority

PD1

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Policy PD1: Design and Place Making
requires the design and layout of new
development to create high quality
places that integrate well with the
surrounding environment whilst still
delivering a sense of place through
respecting the local character. It is
considered that the deletion of the last
sentence to paragraph 5.4 is not
necessary. The use of contemporary
design offers flexibility and options to
provide high quality design some more
challenging developments, whilst still
reinforcing local distinctiveness.
Permissions will be refused for
developments of poor design that fail
to take account of local character and
quaity of the area and the way it
functions. Therefore it is
recommended that no changes to the
suuporting text to Policy PD1 are
required.

No Change

PD1 Design and Place Making

3181/324

Ms Anna
Partington

PD1

REPRESENTATION
SUGGESTED CHANGE TO PLAN
I feel the wide and generalised nature of Section 5 Para's 5.3 - 5.11 and Policy PD1
give scope for further construction in the Derbyshire Dales which manifestly does not
harmonise with indigenous character.
While there are modern specifications to be met it is clear from some new builds in
the Dales that such requirements can in fact be met with designs which harmonise
with traditional settlement style and are visually pleasant.
I should like to comment specifically on Design and Place Making: Section 5 para's 5.3
- 5.11 with Policy PD1. I feel this is even more important now because of additional
provision for development in the Plan with increase in numbers and density of
buildings together with placement on hitherto green land.
While there are requirements to accommodate environmental and social legislation in
construction and configuration of new developments para 5.4 states "it is important
that any new development that is brought forward throughout the plan area is
capable of achieving a high standard of design by reflecting upon the locally distinct
character and features of the area". But this recognition is qualified by the next
sentence: "However in appropriate circumstances contemporary design may be
acceptable".
Some of the new buildings in the market towns and villages of the Dales are models of
consideration of inherent character; others are stark intrusions. But I feel that the
qualification in Para 5.4: could facilitate development which otherwise might not be
considered to reflect "locally distinct character and features of an area".
I should therefore like to suggest that the fundamental aim of PD1 would be
strengthened if the qualification "However in appropriate circumstances
contemporary design may be acceptable" is omitted. If this sentence were deleted,
justification for such design could then require a more cogent case than invoking a
generalised exception.
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Policy PD1 relates to the design of new
development , it's purpose is to ensure
that all development will be well
designed and of a high quality that
responds positively to the local
distinctiveness of settlements. Its sets
out detailed criteria for achieving this
which include ensuring that new
development is designed to offer
flexibility for future needs; ensuring
that developments are based upon
thorough site appraisals; ensuring that
design quality is reflected in the
development through a clear
understanding of the site context
through the submission of a design
and access statement. Furthermore
additional policies within the chapter
and plan overall provide detailed
guidance on specific issues such as
tackling climate change, impact of
development on the historic
environment etc. As the Plan is to be
read as a whole it is considered that
the wording and criteria are sufficient
and no changes are required.

No Change

PD1 Design and Place Making

5268/284

Mr Robert
Hepwood
Clowes
Developments

PD1 para 5.6-7

REPRESENTATION
Whilst Clowes Development (UK) Ltd supports the general thrust of the policy, it
objects to the policy on the grounds that it is too subjective. the policy as drafted is
open to a variety of interpretations and is arguably too detailed, for example, it is
unclear as to what would constitute "high quality successful places". In addition it is
unclear how all developments should respond positively to "the challenge of climate
change, whilst also contributing to local distinctiveness and sense of place"
SUGGESTED CHANGE TO PLAN
The policy needs to be broken down to a number of individual policies that can
provide greater clarity and by doing so avoid ambiguity and uncertainty
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Support PD1

Support welcomed

No Change

PD1 Design and Place Making

5967/334

Collette & Harry
Rosenbaum

PD1

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding the Building for
Life 12 are noted. The Deregulation
Act has removed the requirement for
this to be considered. Reference to
Building for Life has therefore been
removed from the Local Plan.
Developers may still use these
guidelines within their work as a
means of demonstrating good design
through the planning application
process.

No Change

PD1 Design and Place Making

3298/382

Cllr Mrs Susan
Dews
Doveridge
Parish Council

5.9
PD1

REPRESENTATION
Paragraph 5.9 talks about Building For Life 12 and this is important in design and place
making (Policy PD1).
SUGGESTED CHANGE TO PLAN
Building For Life 12 should be included as part of Policy PD1 to ensure that all
development takes account of this.
For any housing permitted in Doveridge, acceptable noise mitigation measures need
to be introduced to prevent detriment to residential amenity caused by noise from
the A50.
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Derwent Valley Mills World Heritage Site. It is welcomed and supported that:
• appropriate reference is made in paragraphs 5.11 and 5.12 to the DVMWHS and its
Buffer Zone and its Outstanding Universal Value (OUV);
• particular scrutiny will be given to proposals relating to development in the
DVMWHS (and/or its Buffer Zone), which have the potential to impact on the OUV;
• proposals for significant development may be referred, where appropriate, to the
World Heritage Site Partnership for detailed appraisal;
• the accompanying Policy, PD2: Protecting the Historic Environment, lists the
DVMWHS specifically as a heritage asset that DDDC will seek to conserve, manage
and, where feasible, enhance; and
• DDDC will ensure that development respects the OUV of the DVMWHS and is in
accordance with the DVMWHS Management Plan.
It is also important, however, that Policy PD2: Protecting the Historic Environment
(and supporting background text) should include a specific requirement that a
Heritage Impact Assessment (HIA) should be submitted in support of any
development proposals that are located within, or potentially impact on, the
DVMWHS and/or its Buffer Zone and the OUV. In particular, this requirement should
apply to proposed housing and employment allocations HC2 (aa), Land at Middleton
Road, Wirksworth and EC2(d) Land off Middleton Road/ Cromford Road, Wirksworth.
Specific reference to this requirement should be included in Strategic Site Allocations
Policy DS6: Land off Middleton Road/ Cromford Road,Wirksworth and the supporting
text; and in paragraphs 5.15 and 5.16 relating to Policy PD2.

Comments of support from Derbyshire
County Council are noted and
welcomed. In respect of the revisions
requested it is agreed that both the
supporting text in para 5.15 and policy
DS6 should provide reference to the
need for a Heritage Impact Assessment
(HIA) to be submitted to support any
development proposals that are
located within or potentially impact on
the Derwent Valley Mills World
Heritage Site and/or its Buffer Zone
and the OUV. With regard to
suggested revisions to the site
allocation policies HC2(aa) and EC(d) it
is not considered necessary to provide
further wording to these policies.
These policies list the housing and
employment allocations within the
Plan area, with complementary
policies in the Local Plan providing the
policy guidance and considerations for
future planning applications. As the
Plan is to be read as a whole policy
PD2 will cover the issues raised.

Revisions recommended to the
wording of para 5.15 as follows:
Insert additional criteria (g) stating
"expect that a Heritage Impact
Assessment (HIA) be submitted to
support any development
proposals that are located within,
or potentially impact on, the
Derwent Valley Mills World
Heritage Site and/or its Buffer Zone
and its Outstanding Universal Value
(OUV)".

PD2 Protecting the Historic Environment

2745/74

Steve Buffery
Derbyshire
County Council

PD2, DS6,
HC2(aa),
EC2(d)

REPRESENTATION
SUGGESTED CHANGE TO PLAN
Make specific reference in the policies stated above to the requirement that a
Heritage Impact Assessment (HIA) should be submitted in support of any
development proposals that are located within, or potentially impact on, the
DVMWHS and/or its Buffer Zone and the OUV.
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Amend policy DS6 to read as
follows:
"The submission of a Historic
Environment Assessment, to
include consideration of
development on the Derwent
Valley Mills World Heritage Site
and/or its Buffer Zone and the OUV
and the setting of Wirksworth and
Middleton Conservation Areas".
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The following draft Policies are supported in terms of their positive benefits for health
and wellbeing: PD2: Protecting the Historic Environment

Support for policy PD2 welcomed.

No Change.

PD2 Protecting the Historic Environment

2745/798

Steve Buffery

PD2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments from the National Trust are
noted and upon reflection it is
considered appropriate to make
revisions to the policy wording of PD2
to ensure compliance with paragraph
134 of the National Planning Policy
Framework.

Revisions to policy wording
recommended to ensure
compliance with the NPPF. Amend
the existing third bullet point to
policy PD2 as follows:
"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
has been weighed against the
public benefit of the proposal,
including securing an optimum
viable use for the asset".

PD2 Protecting the Historic Environment

2736/269

Kim Miller
National Trust

PD2

REPRESENTATION
The majority of Policy PD2, and its supporting text, is supported by the National Trust.
However, there are a number of outstanding issues.
We welcome the inclusion of a bullet point within the policy that resists harm (at a
‘less than substantial’ level) to heritage assets. However, currently the wording is a
little confusing and does not appear to conform with the wording of the National
Planning Policy Framework.
Policy PD2 wording: “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.”
NPPF wording: “134. Where a development proposal will lead to less than substantial
harm to the significance of a designated heritage asset, this harm should be weighed
against the public benefits of the proposal, including securing its optimum viable use.”
SUGGESTED CHANGE TO PLAN
Amend policy wording to better conform to the principle of weighing harm against
public benefits that is contained in the NPPF.
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Paragraph 5.15 sets out the District
Council's expectations in relation to
development that may have an impact
upon a heritage asset. Policy PD2 sets
out the criteria by which the District
Council will consider development
proposals that have an impact upon
heritage assets. Whilst Paragraph 5.15
sets out a strong statement of intent
Policy PD2 is much more balanced in
its approach and seeks to reflect the
guidance in the NPPF - to include the
expectations as set out in Paragraph
5.15 in a policy would result in a policy
that would exceed the balanced
requirements of the NPPF.

No Change

PD2 Protecting the Historic Environment

2736/268

Kim Miller
National Trust

PD2

REPRESENTATION
Paragraph 5.15 contains a clear and positive statement about the expectations that
the Council will place on developers. It is therefore extremely disappointing that the
Council continues to place this text outside of the policy where it will carry limited
weight.
SUGGESTED CHANGE TO PLAN
Incorporate the wording of paragraph 5.15 and bullet points a-f within the text of
Policy PD2. National Trust raised this matter in its previous consultation response.
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It is noted that DDDC considers that any heritage issues arising would be dealt with on
an ad hoc basis.

Comments Noted

No Change.

PD2 Protecting the Historic Environment

5687/192

Rosamund
Worrall

PD2

Historic England
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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It is noted that DDDC considers that any heritage issues arising would be dealt with on
an ad hoc basis.

Comments Noted

No Change

PD2 Protecting the Historic Environment

5687/193

Rosamund
Worrall

PD2

Historic England
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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I support the design and place making policy pd2 but, policy ds4 contradicts this. The
site has historical ruins close to them.also natural springs which ultimately lead to
Matlock being named a spa town.

Whilst support for Policy PD2 is noted
this representation is in effect seeking
the removal of the site at Gritstone
Road from the Local Plan

No Change

REPRESENTATION

See officer comments in respect of rep
no. 5664/2 for comments in respect of
the relationship of this development to
the adjacent listed buildings.

PD2 Protecting the Historic Environment

6186/436

Katie Haywood

Pd2

SUGGESTED CHANGE TO PLAN
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Comments relating the wording of
policy PD2 and compliance with the
NPPF are noted. On reflection it is
considered appropriate for revisions to
be made to the policy to ensure that
there is a distinction in the weight to
be attributed to designated and non
designated assets and to ensure that
the policy aligns with the guidance
provided within paragraphs 126 to 141
of the NPPF.

Changes required to policy PD2 to
ensure the policy is in accordance
within paragraphs 126 to 141 of
the NPPF. The following
amendments are recommended:

PD2 Protecting the Historic Environment

3752/19

Richard
Crosthwaite
Gladman
Developments

PD2

REPRESENTATION
The Policy does not accurately reflect the requirements set out in paragraphs 126
to141 of the NPPF.
Gladman object to Policy PD2 as it is contrary to the guidance set out in the
Framework paragraphs 126 to 141.
The Policy, as it is currently written, gives the same amount of weight to designated
and nondesignated historic assets. Paragraphs 132 to 134 of the Framework relate
specifically to designated heritage assets and highlight that the more important the
asset the greater the weight that should be attached to it. The policy makes no such
distinction and is therefore not consistent with the Framework.
The Framework states that if the harm to a heritage asset is deemed to be substantial
then the proposal needs to achieve substantial public benefits to outweigh that harm.
If the harm is less than substantial, then the harm should be weighed against the
public benefits of the proposal including securing its optimum viable use. Policy PD2,
as currently drafted, makes no distinction between the two tests included in the
Framework for designated heritage assets and therefore the policy is inconsistent
with the Framework and unsound.
Paragraph 135 of the Framework relates specifically to non-designated heritage assets
and the policy test that should be applied in these cases is that a balanced judgment
should be reached having regard to the scale of any harm and the significance of the
heritage asset. As currently drafted, Policy PD2 does not reflect the Framework’s
approach towards the consideration of non-designated heritage assets, it is therefore
unsound as it is not consistent with national policy.
In addition, in light of the Judgment in FODC v. SSCLG and Gladman Developments
Ltd. [2016] EWHC 421 Admin5, Gladman consider it is necessary for the Derbyshire
Dales Local Plan to carry out an assessment of the potential impact of proposed
development on heritage assets, as set out in paragraph 129 of the Framework. This
Judgment concerns the interaction between paragraph 14 and paragraph 134 of the
Framework, and the issues of the balancing exercise to be undertaken to assess the
harm of any proposals against the benefits of the identified proposed development in
accordance with paragraphs 133, 134 and 135 of the Framework. Gladman consider
that the implications of the Judgment apply equally to both the decision making
process and the plan making process. Paragraph 134 is clear in talking about
‘development proposals’, a phrase which can apply equally to planning applications
and proposed allocations. Furthermore, footnote 29 of the Framework clearly states
that “The principles and policies set out in this section apply to the heritage-related
consent regimes for which local planning authorities are responsible under the
Planning (Listed Buildings and Conservation Areas) Act 1990, as well as to plan-making
and decision-taking”. It is therefore essential that the implications of the above
Judgment are fully considered in the context of both decision-taking and plan-making.
SUGGESTED CHANGE TO PLAN
Policy PD2 should therefore be substantially redrafted to better reflect the guidance
366

Amend the sixth bullet point to
policy PD2 under 'This includes the
following and their respective
settings to Non-designated
heritage assets', deleting the word
'Other'.
Amend the third bullet point to
read as follows "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 has been weighed
against the public benefit of the
proposal, including securing an
optimum viable use for the asset."
Amend the fifth bullet point to
read as follows "Conserving,
managing and enhancing the
character and appearance of
Conservation Areas, including the
historic market towns of
Ashbourne, Matlock and
Wirksworth."
Amend the seventh bullet point to
read as follows " Preventing the
loss of buildings and features which
make a positive contribution to the
character or heritage of an area
(non-designated heritage assets)
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."
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set out in the Framework paragraphs 126 to 141, taking account of the highlighted
Judgment.
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

No

No

SUPPORT

Comments relating to chapter 5 of the
Local Plan which relate to 'Protecting
Derbyshire Dales Character' are noted.
The purpose of this section is to
provide a comprehensive suite of
policies to ensure that development is
sustainable and addresses issues
relating to design and character,
impact on landscape, character and
the built and natural environment and
adhere to the core planning principles
outlined within paragraph 17 of the
NPPF.
In respect to the views expressed
about recent major planning
applications for residential
development in Doveridge, these
comments are noted, however in the
case of each application a detailed
appraisal of the proposal against all
relevant material considerations will
have been undertaken, including the
issues referred to such as impact on
heritage assets and TPO's. As part of
the determination of each application
consultation with Heritage England for
views upon the impact of development
on nearby heritage assets and the
District Councils Arboricultural Officer
for impacts on protected trees will
have been undertaken. In conclusion a
'planning balance' exercise will be
carried out for each application in
accordance with the requirements of
para 14 of the NPPF.

No Change.

PD2 Protecting the Historic Environment

1253/440

Tim Deville
Doveridge
Preservation
Society

PD2
5. Protecting
Derbyshire
Dales
Character

REPRESENTATION
Section 5 is dedicated to Protecting Derbyshire Dales Character. This is a very laudable
section and comes across as Derbyshire Dales District Council being actually
interested in wanting to practice what they are preaching in this document.
However recent sizeable outline planning applications relating to Doveridge in the
south of the Derbyshire Dales region will have a very significant impact on the
character of this Derbyshire Dales village and have been approved in spite of the
effect and impact they will have on the character of Doveridge.
One in particular, a non-designated heritage asset which very much sets the character
of the area in which it is located and has significant local heritage significance and
value was approved because they needed to make up housing numbers to fulfil a
housing allocation target. This overrides all the objection letters and emails that were
submitted by the community.
Having attended a number of the Derbyshire Dales District Council Planning
Committee meetings (representing Doveridge Preservation Society) for sites in
Doveridge, it is the numbers issue that wins out every time.
Therefore we must conclude that Section 5 is ineffective. Derbyshire Dales District
Council has not proved that it is willing to protect the character, distinctiveness, sense
of place or the historic environment (designated and non-designated).
Paragraphs 5.2, 5.32 are ineffective because the approval of recent outline planning
applications, when seen against this section, clearly indicates that these words and
sentiments have no value in the current planning climate.
Policy PD2 is also deemed ineffective by recent outline planning approvals.
'The District Council will seek to conserve, manage and, where feasible, enhance the
historic environment of the Plan Area. This includes the following and their respective
settings: The Derwent Valley Mills World Heritage Site; Listed Buildings; Conservation
Areas; Scheduled Monuments; Registered Historic Parks and Gardens; and Other nondesignated heritage assets.'
The last part of this is a critical statement and very important to those areas which are
not blessed with English Heritage, the National Trust or a benevolent landowner to
protect the local environment. It gives hope to those communities, that Derbyshire
Dales District Council will take seriously the responses from the community who wish
to retain such areas in their locality. The recent cases in Doveridge show this not to be
the case.
Paragraph 5.32 is also an especially important section and also gives hope that what
heritage and character a community has, it will be given a degree of protection
according to this Local Plan. The current panic to fulfil a housing target would appear
to be at odds with this paragraph.
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It is considered that the policies in the
plan provide the appropriate
mechanism to ensure development
proposals protect the character of the
Derbyshire Dales and it is therefore
not considered necessary to make
revisions.
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Policy PD5 and Section 5.40 and 5.41 refer to the protection of ancient woodland and
veteran trees. One particular outline planning application approved in Doveridge has
some five trees covered by individual TPOs and a plantation of trees covered by a
Group TPO. However the outline application was approved even though these trees
will be surrounded by housing and therefore will be at risk both during the
construction process and beyond. This disregard for the welfare of trees of such age
and local significance does not give the impression that Policy PD5 and Sections 5.40
and 5.41 will be given due regard.
So Derbyshire Dales District Council Planning in action at this time does not reflect the
sentiments expressed in their Draft Local Plan.
SUGGESTED CHANGE TO PLAN
Doveridge Preservation Society would like to think that the Local Plan has some
element of legal compliance and is sound. However recent activity renders some of
the text around 'Protecting Derbyshire Dales Character' as not being sound, since it
would appear the decisions made have been on the back of the need to fulfil a
housing numbers target. This does not bode well for this Local Plan or the character,
protection of landscapes, historic environments (designated and non-designated) and
the 'sense of place' in the Derbyshire Dales and in the south of the region in
particular.
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

Yes

SUPPORT

Support welcomed. The District
Council when considering proposals
for development will do so in
accordance with other relevant
policies within the Plan in achieving
sustainable development.

No Change.

PD2 Protecting the Historic Environment

5967/333

Collette and
Harry
Rosenbaum

PD2

REPRESENTATION
I support PD2 but DS4 proposal contravenes this.
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

Comments requesting revisions to the
policy and supporting text are noted.
On reflection it is considered
appropriate for revisions to be made
to the policy to ensure that it is in
conformity with the requirements of
paragraph 132 of the NPPF which
requires "when considering the impact
of a proposed development on the
significance of a designated heritage
asset, great weight should be given to
the asset's conservation. The more
important the asset, the greater the
weight should be."

Amend criterion (a) in paragraph
5.15 as follows:

PD2 Protecting the Historic Environment

5924/146

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

PD2

REPRESENTATION
The supporting text to Policy PD2, paragraph 5.15 suggests that ‘Great weight will be
given to the conservation of a heritage asset’ and includes both designated and nondesignated heritage assets in this description. According to paragraph 132 of the
NPPF ‘when considering the impact of a proposed development on the significance of
a designated heritage asset, great weight should be given to the asset’s conservation.
The more important the asset, the greater the weight should be.’ However para 135
deals with non-designated assets – and refers to the need for ‘balanced judgements
based on the scale of any harm or loss and the significance of the heritage asset’. The
content of paragraph 5.15 of the Local Plan therefore needs to be amended
accordingly.
SUGGESTED CHANGE TO PLAN
The content of paragraph 5.15 of the Local Plan therefore needs to be amended
accordingly to reflect guidance in para 132 NPPF.
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" a) make a balanced judgement
based on the scale of any harm or
loss and the significance of the
heritage asset"
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

No

SUPPORT

Comments regarding ensuring the
protection of species through Policy
PD3 is noted. The District Council
agrees that the policy could be bought
in line further with the NPPF and could
be strengthened through additional
wording to promote the preservation,
restoration and re-creation of priority
species in line with national and local
targets.

Insert additional bullet point to
Policy PD3 after bullet point 4 as
follows:
•
Encouraging the
protection and recovery of priority
species linked to national and local
targets

PD3 Biodiversity and the Natural Environment

2152/224

Mrs Roslyn
Deeming
Natural England

PD3

Yes

REPRESENTATION
Policy PD3: Biodiversity and Natural Environment
We generally welcome this policy and consider that it will provide a valuable
framework for the protection and enhancement of the natural environment. We also
acknowledge that the hierarchy of nature conservation sites has now been clearly set
out which follows the guidance set out in 117 of the NPPF. We do however suggest
that protection of species should be included in the policy wording. Whilst we note
that species protection has been mentioned in the accompanying text for this policy
we suggest that specific policy wording should also be included regarding the
protection and recovery of priority species populations linked to national and local
targets in order to reflect the guidance set out at paragraph 117 of the National
Planning Policy Framework.
SUGGESTED CHANGE TO PLAN
The following bullet point should be included in policy PD3:
•
Encouraging the protection and recovery of priority species linked to national
and local targets
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
I support Policy PD3

Support welcomed

No Change

PD3 Biodiversity and the Natural Environment

5967/332

Collette & Harry
Rosenbaum

PD3

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
Protecting Derbyshire Dales Character The following draft Policies are supported in
terms of their positive benefits for health and wellbeing:
• PD3: Biodiversity and the Natural Environment, including reference to working with
partners to protect and enhance watercourses.

Support for policy PD3 welcomed.

No Change.

PD3 Biodiversity and the Natural Environment

2745/799

Steve Buffery

PD3

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

PD4

Yes

Yes

Yes

SUPPORT
Protecting Derbyshire Dales Character - The following draft Policies are supported in
terms of their positive benefits for health and wellbeing:
• PD4: Green Infrastructure, including its reference to role of GI in flood risk
management

Support for policy PD4 welcomed.

No Change.

PD4 Green Infrastructure

2745/800

Steve Buffery

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

PD4

Yes

Yes

Yes

SUPPORT
The NPA wishes to express support for the consideration given to the National Park
and its setting in the preparation of the Local Plan.

Support for policy PD4 is welcomed.

No Change

PD4 Green Infrastructure

2140/461

Mr Ian Fullilove
Peak District
National Park
Authority

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

PD4

Yes

Yes

Yes

SUPPORT
This policy is supported by the National Trust.

Support welcomed

No Change

PD4 Green Infrastructure

2736/267

Kim Miller
National Trust

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Name/
Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

5.39
PD5

Yes

No

Yes

SUPPORT

The Derbyshire Dales Landscape
Assessment has been used as evidence
to identify strategic areas of landscape
sensitivity, however the study goes
further and sites have been assessed
at a local level on a siste by site basis in
terms of their potentital impact upon
landscape character and visual
amenity. The landscape assessment
has provided significant evidence in
terms of site assessments through the
SHELAA proces, but have not formed
the sole basis for site selectiion. The
developability and deliverability of a
site is based upon a range of factors
and a number of constraints may be
identified that carries weight when
assessing the suitability of a site for
development in accordance with the
NPPF. It is recommended that the
wording of the last sentence of
paragraph 5.39 is amended to provide
clarification of the process undertaken
for assessing the suitability of sites for
allocation.

It is recommended that the last
sentence of paragraph 5.39 be
amended as follows:
'…This identified those areas of
high, medium and low senstivity to
accommodating new development,
and was used to appraise the
suitability of sites for inclusion
within the Plan.'

PD5 Landscape Character

5353/315

Wagstaffe
Family Trust

REPRESENTATION
There is no evidence to support a positive approach to meeting the development
needs of the District. With regard to housing there is no objective approach to identify
sustainable sites that are required to meet the OAHN. Instead the overreliance on
quarry sites is put forward as an apparently only option which is unsupported by
evidence and is unjustified. Consequently the Plan is unsound and unlikely to be
effective.
This policy is derived from the Derbyshire Dales Landscape Assessment commissioned
by the Council. It is said in paragraph 5.39 that it forms the basis for site selection.
This is a matter of concern because it does not seem to follow accepted practice such
as set out in the Guidelines for Landscape and Visual Impact Assessment [Third
Edition]. It also seems based on a pre-conceived development strategy and because it
was undertaken at a strategic level it fails as a tool for site selection. Indeed it remarks
at Para para 4.2.15 that more detailed surveys are necessary at “site or field level.”
Even at strategic level one questions the validity of the work when one sees Darley
Dale described as having “well defined edges” when in reality it has a clearly
dispersed settlement pattern.
SUGGESTED CHANGE TO PLAN
This policy is derived from the Derbyshire Dales Landscape Assessment commissioned
by the Council. It is said in paragraph 5.39 that it forms the basis for site selection.
This is a matter of concern because it does not seem to follow accepted practice such
as set out in the Guidelines for Landscape and Visual Impact Assessment [Third
Edition]. It also seems based on a pre-conceived development strategy and because it
was undertaken at a strategic level it fails as a tool for site selection. Indeed it remarks
at Para para 4.2.15 that more detailed surveys are necessary at “site or field level.”
Even at strategic level one questions the validity of the work when one sees Darley
Dale described as having “well defined edges” when in reality it has a clearly
dispersed settlement pattern.
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Name/
Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

5.36

Yes

Yes

Yes

SUPPORT
The NPA wishes to express support for the consideration given to the National Park
and its setting in the preparation of the Local Plan.

Support for paragraph 5.36 is
welcomed.

No Change

PD5 Landscape Character

2140/457

Mr Ian Fullilove
Peak District
National Park
Authority

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Name/
Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

PD5

Yes

No

Yes

SUPPORT

Comments relating to the need to link
policy PD1 and PD7 are noted,
however as the Plan is to be read as a
whole and a balanced view upon
proposals from a social, economic and
environmental required it is not
considered that the policies are at
cross purposes or lead to conflicts in
decision making. Policy S2: Sustainable
Development Principles also refers to
the need for proposals to make a
positive contribution towards the
achievement of sustainable
development and provides an
overarching policy which would also
be considered. Accordingly it is not
considered necessary to make any
revisions to the policies as requested.

No Change.

PD5 Landscape Character

5628/299

Mr Tim Silvester
Campaign to
Protect Rural
England (CPRE)
Derbyshire
Branch

REPRESENTATION
We support these policies insofar as they go, but we suggest that there is missing
strategic connection between them and policy PD7 (Climate Change). On the one
hand, the design and the placemaking qualities of new developments can have
significant potential to improve the district's response to climate change. On the
other hand, appropriate climate change responses could have impacts on landscape
character, particularly if it involves changes to land management, renewable energy
installations, and alternative approaches to water management. Currently, the
relationships between these policies are not properly explored, and as a result they
may come into conflict with each other when being used to shape planning decisions.
SUGGESTED CHANGE TO PLAN
To address this problem, we suggest that both policies PD1 and PD5 include clauses to
'encourage innovative proposals that offer specific opportunities to reduce or
mitigate the risks associated with climate change, so long as they are consistent with
the other principles of this policy'.
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Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

PD5

Yes

No

Yes

SUPPORT

The Section on Landscape Character in
the Local Plan is based upon
comprehensive evidence from a
number of different sources including
work commissioned by Natural
England, Derbyshire County Council,
and the District Council. Indeed Policy
PD5 in the second bullet point does
make reference to both the Landscape
Character of Derbyshire and
Derbyshire Dales assessments for
completeness.

No Change

PD5 Landscape Character

5317/203

Mr John
Coleman
William Davis

REPRESENTATION
William Davis has concerns about Policy PD5: Landscape Character.
In the opening paragraph of Policy PD5, there is a ‘broad brush’ reference to the
intrinsic beauty of the Plan Area. This establishes a qualitative judgment inferring all
of the landscape in the plan area is of a high quality, this not the case. The Natural
England document “An Approach to Landscape Character Assessment” published
October 2014, defines landscape character as "a distinct and recognisable pattern of
elements, or characteristics, in the landscape that make one landscape different from
another, rather than better or worse”. The term intrinsic beauty should be removed.
Indeed the district and county have published many documents that acknowledge
that not all landscape in the Plan Area is of a high quality. The Areas of Multiple
Environmental Sensitivity (AMES) exercise within the Derbyshire Landscape Character
assessment acknowledges there are areas that which “have the potential to
accommodate more change and, in particular, change that can help to deliver a range
of environmental benefits which will provide strategic GI and bring about
enhancements for landscape character and local distinctiveness.” Given it seeks
enhancement it infers there must be landscapes of a low quality.
On the second bullet point of Policy PD5 it references The Landscape Character of
Derbyshire’ Assessment (LCDA) and not the Landscape Character of the Derbyshire
Dales (LCDD). Both should be referenced and possibly more weight given to the use of
the District Council’s own LCA.
NE promote the LCA as a tool in the planning process stating that a landscape
character assessment will "assist in informing judgements and decisions concerning
the management of change”. On this point NE states "The management of change is
essential to ensure that we achieve sustainable outcomes – social, environmental and
economic. Decision makers need to understand the baseline and the implications of
their decisions for that baseline. The process of Landscape Character Assessment has
an important role to play in managing and guiding change “. This is set out in the LCDA
and DDLCA as Aim 2 Managing Change but is not stated or implied in the Policy PD5
wording.
It is clear that change is seen as an inevitable aspect of the landscape, NE states that
"Our landscapes have evolved over time and they will continue to evolve – change is a
constant but outcomes vary”. It would therefore be wrong of the Policy to infer that
the LCA is a mechanism to stop change and is there to guide and inform change.
A key aspect of the LCA process is scale. NE identify in their Second Principle for
Landscape Assessment when considering scope and methodology; "Landscape occurs
at all scales and the process of Landscape Character Assessment can be undertaken at
any scale; “. NE identifies three key levels; firstly the national scale then second at a
local authority scale applied at county or district level. This is the scale for the
Landscape Character of Derbyshire. The third level is at a local scale or site level,
1:10,000 or larger scale. This is the important scale for gaining detailed evidence to
determine the character of the site and its setting and level to discuss and determine
the management of the change in the landscape for specific projects. Neither LCDA
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The effect of the proposed
modifications to Policy PD5 sought
would be to dilute the effectiveness of
the policy in ensuring that new
development does not have a
significant detrimental impact upon
the intrinsic landscape character of the
area. This is not required as the Local
Plan is read as a whole, and there are
other policies in the plan which would
allow for a balanced view of
development proposals to be taken
into account, and for development
proposals to be considered acceptable
even if there is some degree of
landscape impact.
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nor LCDD invite the preparation of LCAs at a more detailed level for projects or sites.
The policy does not deal with this short coming potentially excluding the ability to
determine landscape character at a site or project scale.
Given all of the above the Policy PD5 does not;
i. offer the opportunity to proceed to the third level of scale for the site or project,
ii. does not recognise change as a constant and
iii. does not consider change against sustainable outcomes such as new development.
By not acknowledging change the policy may be considered to contravene the intent
set out in the NPP Framework where at 154 it states that “They [Local Plans] should
address the spatial implications of economic, social and environmental change”.
Spatial implications being the matters relating to landscape and townscape.
Natural England states in “An Approach to Landscape Character Assessment” that
Landscape Sensitivity is the "The extent to which a landscape can accept change of a
particular type and scale without unacceptable adverse effects on its character.” This
again recognizes change can occur but that its acceptability will be determined by the
type, scale and effect of that change.
There are two DDC and DC documents where clarity is required.
The County, within the LCDA, have prepared Areas of Multiple Environmental
Sensitivity (AMES). Matlock North falls into the Secondary Sensitivity area. AMES is
categorised by three environmental datasets; biodiversity, heritage and visual. If an
area demonstrates above average in all three it is considered to have Primary
Sensitivity and most sensitive to change and needing protection. If it shows above
average in two it has Secondary Sensitivity is sensitive to change but may also be
capable of being enhanced by development and managed for conservation and
enhancement.
The District has also prepared their DDDC Landscape Sensitivity Study (LSS). Its
findings bear little resemblance to the AMES report. This can lead to confusion as to
which study take precedent.
The policy should recognise and draw attention to the statements in the LSS that
acknowledge the Natural England three key levels of assessment. The LSS states that
it provides a “strategic context for landscape capacity and impact assessments
undertaken at the field level” and "a sound basis on which decision making can be
informed with regard to ongoing and future site assessment”. This statement invites
an assessment of the site and the project at a detailed level. This is further reinforced
in the LSS when it references the “Guidelines for Landscape and Visual Impact
Assessment” Third Edition (GLVIA3) stating that existing landscape sensitivity and
capacity studies "cannot provide a substitute for the individual assessment of the
susceptibility of the receptors in relation to change arising from the specific
development proposal."
Given all of the above the Policy PD5 does not;
i. seek assessment at a detailed scale for a site or project to assess its sensitivity to
and capacity for change,
ii. advise that the LSS is a strategic study only
iii. name or reference the AMES study
On the third bullet point of Policy PD5, to state the requirement to “protect or
enhance” does not acknowledge change. This is contrary to the approach set out by
Natural England and embodied in the Framework. Development by its very nature will
change the landscape. Denying change simply denies development. Development will
change the "character, appearance and local distinctiveness”. To include the phrase
stops development. It is the extent of change and the sensitivity of those the change
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effects that defines the significance of its acceptability.
On the fourth bullet point of Policy PD5, the term “the Landscape Impact Assessment”
is misleading. Using “the” specifically would imply an LIA already exists which one
doesn’t for each and every development. Therefore is it a typo and should be “the
Landscape Character Assessment”. Or does it require that “a Landscape Impact
assessment” should be prepared to determine harm or detriment to the "character of
the local and wider landscape or the setting of a settlement”. WD would propose the
latter is the correct terminology as this then allows applicants to follow NE approach
and GLVIA3 guidance to proceed to the detailed assessment of the site and the
project.
In the final paragraph of Policy PD5, William Davis suggest omitting location as this is
dealt with elsewhere in the policy by reference to landscape assessment of the site
and project. Other minor issues can be dealt with via minor revisions to the text.
SUGGESTED CHANGE TO PLAN
Based on the above comments, William Davis proposes the following revised text for
Policy PD5.
The District Council recognises that change will occur within the landscape of the Plan
Area and will manage that change with due regard the conservation, enhancement
and restoration of the landscape character of the Plan Area to achieve sustainable
outcomes – social, environmental and economic - in the Plan Area.
This will be achieved by:
• Requiring that development has particular regard to the importance of 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.
• Requiring that development proposals are informed by, and are sympathetic to the
landscape character areas as identified in ‘The Landscape Character of the Derbyshire
Dales’ and the ‘Landscape Character of Derbyshire’ 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.
• Requiring that development proposals recognise and have due regard to the
national importance of the character, appearance and local distinctiveness of the
landscape and landscape setting of the Peak District National Park and seek to protect
and enhance its qualities.
• Requiring a Landscape Impact Assessment to be prepared for a site or a specific
project and where the change is shown to be significant within the wider landscape or
to the local setting of a settlement then that development will be resisted or will seek
appropriate landscape mitigation measures.
Development will only be permitted if all the following criteria are met:
a. The materials, scale and use are sympathetic to and complement the landscape
character.
b. Natural features including trees, hedgerows and water features that contribute to
the landscape character and setting of the development should be retained,
protected and managed appropriately in the future.
c. Opportunities for appropriate landscaping will be sought alongside all new
development, such that the key characteristics of the locally identified landscape
types are reinforced and enhanced.
(Refer to additional covering letter submitted with form)
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

PD5

Yes

No

Yes

SUPPORT

Development proposals will be
assessed against the Local Plan as a
whole, thus ensuring that the planning
balance advocated within the
Framework will be undertaken. The
comments that the Local Plan
advocates a blanket approach to resist
development outside of the defined
settlement boundaries is contested.
Policy S3 states development in fourth
and fifth tier settlements will be
permitted through infill and
consolidation. Furthermore policy S5
sets out the circumstances when
development in the countryside would
be acceptable to ensure that the NPPF
principle of recognising the intrinsic
character and beauty of the
countryside and supporting thriving
rural communities is met. Policy PD5 is
based on a robust evidence base which
comprises 'The Landscape Character of
Derbyshire' and 'Landscape Character
of the Derbyshire Dales' assessments,
'Derbyshire Dales Landscape
Sensitivity Study' and other evidence
of historic landscape characterisation,
sensitivity and impact on the National
Park. Comments are noted however it
is not considered necessary to make
any changes.

No Change.

PD5 Landscape Character

3752/17

Richard
Crosthwaite
Gladman
Developments

REPRESENTATION
The Policy does not reflect the presumption in favour of sustainable development.
The identification of any local environmental designations must be predicated on a
robust and comprehensive evidence base that can be used in the planning balance
advocated by the Framework, allowing the Council to assess whether the adverse
impacts of the loss of such areas
significantly and demonstrably outweigh the benefits of delivering the full need for
housing.
Policy PD5 states that the Council will seek to protect, enhance and restore the
landscape character of the Plan Area for its own intrinsic beauty. The protection [of
countryside for its own sake] has not
been carried forward into the Framework. Within the Framework protection is
reserved for areas designated as Green Belt (paragraph 17 bullet five) and valued
landscapes (paragraph 109).
That is not to say that the character and beauty of the countryside, and the impact of
development upon it is not an important factor within an overall planning balance, it
certainly is. Paragraph 17 (bullet five) talks of “recognising the intrinsic beauty and
character of the countryside” but also of “supporting thriving rural communities
within it”. The Framework recognises that there will often need to be a loss of
countryside if its wider objectives are to be achieved.
Policies that represent a blanket approach to development outside of the defined
settlement policy boundaries do not accord with the presumption in favour of
sustainable development set out in the Framework. Any policy for the protection and
enhancement of the environment should be
established in light of the national policies contained in the Framework, particularly
paragraphs 109 to 125.
Paragraph 109 sets out that the planning system should contribute to and enhance
valued landscapes with advice in Paragraph 113 stating that Local Planning Authorities
should set criteria
based policies against which proposals for any development on or affecting such sites
should be judged. In addition, Paragraph 113 highlights that distinctions should be
made between the
hierarchy of international, national and locally designated sites so that protections is
commensurate with their status.
As previously advised at the Regulation 18 stage, Gladman commissioned FPCR to
undertake a review of the Council’s Landscape Sensitivity Study, August 2015. This
was a high level critique of
the methodology and approach used by the consultants in undertaking the Study (see
Appendix 3).
The conclusion of FPCR is that although the sensitivity study is not an impact
assessment, the same approach to assessing sensitivity has been followed. Any
384
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judgements made within the study should
therefore be transparent and understandable. The information required to critically
analyse the results of the study is simply not provided in the study. It is impossible
therefore, to check the assumptions and reasoning used. As much of the study relies
on professional judgement, this is particularly important. The field assessment sheets
could have been provided as a series of appendices but have not been. This lack of
information means that the study cannot be rigorously tested, and the conclusions
cannot therefore be relied upon in making important decisions regarding land use
planning.
SUGGESTED CHANGE TO PLAN
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PD5

Yes

No

Yes

SUPPORT

Comments regarding policy PD5 are
noted. With regard to the suggested
changes presented by the National
Trust it is not considered appropriate
to amend the second bullet point with
the text provided. There may be
circumstances where it may be
appropriate for a Landscape and Visual
Impact Assessment (LVIA) to be
prepared where the impact of
development may not be deemed
significant. Furthermore the
preparation of a LVIA will help inform
the decision making process and
determine the scale of significance of
any development proposal on the
landscape.
It is agreed that revisions to the fourth
bullet point are required to provide
clarity, however it is not considered
appropriate to delete reference to the
requirement for a Landscape
Assessment to be submitted to inform
the assessment of a development
proposal. It is therefore suggested
that the fourth bullet point is amended
as follows; "Requiring a Landscape
Impact Assessment to be prepared,
and where the change is shown to be
detrimental within the wider
landscape or to the local setting of a
settlement then that development will
be resisted."
The request for additional wording to
be inserted to the supporting text to
refer to Guidelines for Landscape and
Visual Impact Assessment Edition 3 is
noted, however as the policy already
refers in the second bullet point to
taking "account of other evidence of
historic landscape characterisation,
landscape sensitivity, landscape
impact" it is not considered necessary
to make revisions to the supporting
text.

Modifications required, amend
fourth bullet point to read as
follows:

PD5 Landscape Character

2736/266

Kim Miller
National Trust

REPRESENTATION
Unsound: clarification required
The fourth bullet point indicates that the Council will resist “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”. It is
unclear whether this refers to a landscape impact assessment to be carried out by the
Council (as part of the decision making process) or that will be required of the
developer in certain cases.
Assuming the latter, it should be recognised that there will be cases where the
Council disagrees with the developer’s assessment of levels of impact and harm. It is
the harm itself that should be resisted rather than the harm identified in a specific
assessment.
SUGGESTED CHANGE TO PLAN
Additional text for second bullet point to clarify that there is a requirement on the
applicant: “A Landscape and Visual Impact Assessment will be required in cases where
there may be significant impacts.”
Amended text for fourth bullet point: “Resisting development which would harm or
be detrimental to the character of the local and wider landscape or the setting of a
settlement." Delete- as identified in the Landscape Impact Assessment
The supporting text could also make reference to Guidelines for Landscape and Visual
Impact Assessment Edition 3 as the standard industry guidelines for these
assessments.
National Trust raised this matter in its previous consultation response.

386

"
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PD5

No

No

No

SUPPORT

Policy PD10 in the Local Plan seeks to
ensure that the open spaces between
Matlock and Darley Dale continue to
be protected from development in the
interests of safeguarding the
coalescence of the two settlements.
Paragraph 77 of the NPPF sets out
criteria for the circumstances in which
local green space designations are
appropriate, including, where the
green space is reasonably close
proximity to the community it serves;
where the green area is demonstrably
special to a local community and holds
a particular local significance and
where the green area concerned is
local character and is not an extensive
tract of land.

No Change.

PD5 Landscape Character

2745/77

Steve Buffery
Derbyshire
County Council

REPRESENTATION
Derbyshire County Council’s Officers made detailed landscape comments on the DLP,
the majority of concerns raised do not appear to have been addressed in the PSDP.
These outstanding comments on strategic landscape issues, landscape character,
visual amenity, landscape sensitivity and ability to accept change are summarised
below and reaffirmed in detail in Appendix 2 for your further consideration.
These issues are fundamental to achieving the Spatial Vision, Aims and Objectives of
the PSDP ‘that the Peak District will be a distinctive high quality rural environment’.
The spatial vision is supported but there is a need to ensure that it is delivered, in
particular the following elements:
‘The landscape of the Derbyshire Dales is a complex combination of physical and
cultural elements, developed over centuries to produce a landscape of particularly
high quality which will be protected and enhanced. The character of the Derbyshire
Dales will be protected and enhanced with care taken to ensure new development is
well integrated with its surroundings. The integrity of our towns and villages will be
maintained by ensuring that there is appropriate separation between settlements, in
particular between Matlock and Darley Dale along the A6 corridor.’
This need to protect and enhance the high quality and character of the District’s
landscape is the main thread of DCC’s comments on landscape and landscape
character, which are summarised below:
The principle of Policy PD10: Matlock to Darley Dale A6 Corridor is fully supported,
which indicates that DDDC will resist development proposals which threaten the open
spaces identified on the Proposals Map. This is 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.
However, there is concern about the successful delivery of the objective to protect
and enhance the landscape and maintain the separation of the settlements, as only a
few sections of land south of the A6 have been identified.
Some housing, mixed-use and employment land allocations lie within high landscape
sensitive zones and Areas of Multiple Environmental Sensitivity (AMES). There is
concern that their suitability and potential impact on the landscape, combined with a
reduced capacity to accept change, may not be able to be adequately mitigated or
addressed in these locations;
In addition, detailed comments are provided where additional factors raise wider
landscape concerns for specific allocated housing, mixed-use and employment land.
SUGGESTED CHANGE TO PLAN
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As part of the Derbyshire Dales
Strategic Landscape Study an
assessment was undertaken to
determine which parcels of open space
between the two settlements are
more sensitive to development. The
study concluded that
The density of settlements increases
towards the north, with the collection
of settlements located on the A6
around Matlock comprising the most
densely developed area. In this area
physical coalescence has occurred
between many of the settlements,
such as Matlock and Upper Hackney,
and Darley Dale and Two Dales, and it
is difficult to identify the delineation of
settlements on a map. However visual
coalescence is prevented due to the
presence of extensive screening
vegetation, and open space alongside
the A6. Land which prevents visual
coalescence is therefore of high
sensitivity, and it is important that this
land remains undeveloped in order to
maintain the perceived breaks
between settlements. Land of high
sensitivity in this area also relates to
the proximity to the PDNP. Many of
the settlements, such as Rowsley and
Northwood, are located on the
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opposite side of the Derwent Valley to
the PDNP. Therefore land surrounding
them is visually prominent in views
from the Park, and development could
potentially adversely impact upon the
setting of the Park.
Given the conclusions of the Wardell
Armstrong Study, the land identified
under this policy is considered to carry
substantial weight by continuing to
serve an important planning function
by preventing the coalescence of
nearby settlements and maintaining
their separate identities and amenity.
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PD5

Yes

Yes

Yes

SUPPORT
The NPA wishes to express support for the consideration given to the National park
and its setting in the preparation of the Local Plan.

Support for PD5 is welcomed.

No Change

PD5 Landscape Character

2140/456

Mr Ian Fullilove
Peak District
National Park
Authority

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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PD5

Yes

No

Yes

SUPPORT

Comments regarding the Wardell
Armstrong Study are noted, it is
however not agreed that the report
was prepared after the initial potential
housing. The work undertaken on
landscape sensitivity and the
landscape impact of development has
been prepared as part of the evidence
base for the Local Plan and has been
utilised to inform the site assessment
process undertaken through the
SHELAA. The second bullet point
requires development proposals to be
informed by the landscape character
assessments and 'other' evidence, it
does not therefore require sole
reliance on the Wardell Armstrong
Study.

No Change

PD5 Landscape Character

5924/145

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

REPRESENTATION
We fully support the need to respect and protect landscape character, but we are not
convinced by the outcome of the Landscape Sensitivity Study by Wardell Armstrong.
The report was prepared after the initial potential housing allocations were defined
and appears to be focused on post hoc justification for the allocated sites. For
example, we note that the site, south-west of Brailsford, is referred to in para 6.3.41
of that report where it states ‘to the south-west of Brailsford there are a number of
fields of lower visual prominence enclosed by hedgerows, however these are within
close proximity to the Conservation Area and so contribute to its setting and
character’.
The draft scheme produced for ‘Brailsford Green’, informed by the work of our
Heritage and Landscape Consultants, addresses this point and overcomes the
sensitive relationship with the Brailsford Conservation Area. (See attached
scheme).We note that other sites in Brailsford which are much more visually
prominent than the land at ‘Brailsford Green’ have been included in the Draft Local
Plan as potential Housing Allocations. Our landscape expert therefore takes issue
with the conclusions of the Landscape Sensitivity work in relation to Brailsford and we
therefore object to the second bullet point of the policy which suggests that
development proposals should necessarily be guided by the Wardell Armstrong
Landscape Sensitivity Study.
SUGGESTED CHANGE TO PLAN
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Yes

Yes

Yes

SUPPORT
This policy is supported

Support welcomed

No Change

PD6 Trees, Hedgerows and Woodlands

2736/265

Kim Miller

PD6

National Trust
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Yes

No

Yes

SUPPORT

Comments requesting that the Local
Plan provides a commitment to new
woodland creation and/or tree
planting are noted. It is considered
that the Local Plan at Policy PD4 Green Infrastructure provides a
commitment to the delivery of new
woodland creation as the third bullet
point states "requiring that
development proposals, where
appropriate make provision for the
creation of new or enhancement of
existing infrastructure,
including…wildlife sites, woodlands…"
It is considered that the policies which
relate to Green Infrastructure,
Biodiversity and the Natural
Environment, Landscape Character
and Trees, Hedgerows and Woodlands
provide a comprehensive approach to
address the requirements of
paragraph 114 and 117 of the NPPF. It
is therefore not considered necessary
for any revisions to be made.

No Change.

PD6 Trees, Hedgerows and Woodlands

6273/530

Nick Sandford
Woodland Trust

PD6

REPRESENTATION
We welcome the protection given to ancient woodland in policy PD6, although we
note that this does little more than repeat the wording in the NPPF.
We are disappointed that there is no commitment in this policy to new woodland
creation, other than to replace any that has been lost. We would like to see the
council commit to planting trees and creating small areas of new woodland,
particularly as part of new housing development, given the wide range of benefits
which this can bring to local communities (flood alleviation, shading of homes in hot
weather, contact with wildlife, improvement of air quality etc.).
The NPPF states that: ‘Local planning authorities should: set out a strategic approach
in their Local Plans, planning positively for the creation, protection, enhancement and
management of networks of biodiversity and green infrastructure’, (DCLG, March
2012, para 114). Also para 117 states that: ‘To minimise impacts on biodiversity and
geodiversity, planning policies should:....promote the preservation, restoration and
re-creation of priority habitats, ecological networks and the protection and recovery
of priority species populations, linked to national and local targets, and identify
suitable indicators for monitoring biodiversity in the plan’
The new England Biodiversity Strategy makes it clear that expansion of priority
habitats like native woodland remains a key aim – ‘Priority action: Bring a greater
proportion of our existing woodlands into sustainable management and expand the
area of woodland in England’, (Biodiversity 2020: A strategy for England’s wildlife and
ecosystems services, DEFRA 2011, p.26).
A reading of these policies in the National Planning Policy Framework together with
the England Biodiversity Strategy indicates that native woodland creation should form
a high priority for this Core Strategy
SUGGESTED CHANGE TO PLAN
Inclusion of a commitment to new woodland creation and/or tree planting in a variety
of locations within the district
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5.49

Yes

Yes

Yes

SUPPORT

The comments regarding the Code for
Sustainable Homes and the request
that Plan wording is amended to state
that low carbon homes are expected
as part of all developments is noted,
however it is not considered
appropriate to revise the wording. The
Government has withdrawn support
for the Code for Sustainable Homes
and suggested that Local Planning
Authorities only require development
to achieve optional buidling regulation
standards if it can be shown that such
requirements are necessary and
viable. Accordingly the Plan as drafted
is in accordance with policy advise
from Government and no revisions are
required.

No Change.

PD7 Climate Change

6079/446

Brian Hebron

REPRESENTATION
I believe that section 5.49 runs counter to the aspirational aspects of the plan.
Although it is correct, the plan overall suggests that low carbon affordable housing
should is valued. I would prefer section 5.49 to reflect this by replacing "However,
since publication of the Study, the Government has withdrawn support for CSH and
suggested local planning authorities only require development to achieve optional
building regulations standards if it can be shown that such requirements are
necessary and viable" . with "However the plan expects low carbon affordable
housing as part of all developments"
SUGGESTED CHANGE TO PLAN
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PD7

Yes

Yes

Yes

SUPPORT
Revisions noted and welcomed.

Support for policy PD7 noted and
welcomed.

No Change.

PD7 Climate Change

5687/190

Rosamund
Worrall
Historic England

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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PD7

Yes

Yes

Yes

SUPPORT
The NPA wishes to express support for the consideration given to the National Park
and its setting in the preparation of the Local Plan.

Support for policy PD7 welcomed.

No Change.

PD7 Climate Change

2140/471

Mr Ian Fullilove
Peak District
National Park
Authroity

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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PD7

Yes

No

Yes

SUPPORT

Overall support for policy PD7
welcomed. As the plan is to be read as
a whole it is considered that policy S1,
S2 and S3 address the issues raised
regarding the requirement for
development to be responsive to
climate change by its location and in
terms of its contribution to a
sustainable pattern of settlement and
travel. Comments related to individual
bullet points are noted, however it is
considered that each bullet point
provides clear policy guidance as to
how the District Council will promote a
development strategy to address
climate change and also clarity upon
the information required and
consideration of future planning
proposals. Accordingly it is not
considered necessary to make
revisions to the policy as currently
drafted.

No Change.

PD7 Climate Change

5628/298

Mr Tim Silvester
Campaign to
Protect Rural
England (CPRE)
Derbyshire
Branch

REPRESENTATION
This is a crucially important policy which we strongly support in principle, though we
have concerns about its effectiveness, as follows. 1st bullet - should recognise that
the first requirement for new development to be responsive to climate change is its
location, in terms of its contribution to a sustainable pattern of settlement and travel.
2nd, 3rd and 6th bullets, plus criteria (a) and (b) - these are rather repetitive and risk
muddying the understanding of how renewable energy opportunities should be
treated by the policy. 9th bullet - reflects our comment on the 1st bullet, but this
needs to be supported by clear evidence that climate change response has genuinely
influenced the proposed pattern of settlement.
SUGGESTED CHANGE TO PLAN
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PD7

Yes

Yes

Yes

SUPPORT
Protecting Derbyshire Dales Character. The following draft Policies are supported in
terms of their positive benefits for health and wellbeing:
• PD7: Climate Change

Support for PD7 is welcomed.

No Change.

PD7 Climate Change

2745/801

Steve Buffery

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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PD7

Yes

No

Yes

SUPPORT

Policy PD7 seeks to align with the
Governments commitment to tackling
climate change and reduce carbon
emissions by requiring new
development to contribute to
achieving national targets. The policy
wording and supporting preamble text
are considered sufficient to clarify that
the Council is not setting its own
standards nor opting for higher
standards than set by Government.
Indeed para 5.49 refers to the
Governments recent withdrawal of
standards such as the Code for
Sustainable Homes and the suggestion
that local planning authorities should
only require development to achieve
optional building regulations standards
if it can be shown that such
requirements are necessary and
viable. Accordingly it is not considered
necessary for any further revisions to
the policy.

No Change.

PD7 Climate Change

4794/67

Sue Green
Home Builders
Federation Ltd

REPRESENTATION
It should be clear that in Policy PD7 : Climate Change the Council is not setting own
standards or opting for higher standards so no misunderstandings arise between
developers and the Council.
SUGGESTED CHANGE TO PLAN
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PD7

Yes

No

Yes

SUPPORT

The Local Plan has to read as a whole,
as such many of the elements being
suggested for inclusion within Policy
PD7 are identified as key policy
considerations elsewhere in the Local
Plan, and as such do not need to be
duplicated in Policy PD7. Furthermore
inherent in the legislation is that
planning applications are determined
in accordance with the development
plan, unless material considerations
indicate otherwise - as such the
legislation require local planning
authorities to undertake a balancing
exercise in the determination of all
planning applications, without the
need for anything explicit to be
included within the Local Plan.

No Change

PD7 Climate Change

5975/234

Mr John Fields
Longcliffe
Quarries
Limited

REPRESENTATION
Proposed Policy PD7 Climate Change (Policy PD7) sets out that the Council will
support a development strategy that seeks to mitigate global warming, adapts to
climate change and respects environmental limits.
The Policy goes on to state, as is relevant to renewable/low carbon development, this
will be achieved by requiring new development to be designed to contribute to
achieve national targets; supporting renewable and low carbon energy generation,
subject to not having significant adverse impacts; applying particular protection to the
landscape setting of the Peak District National Park, designated wildlife sites and
protected species; and requiring Design Statements to assessment the various
relevant environmental and amenity impacts.
The Policy then goes on to largely repeat that specifically for renewable energy/low
carbon development, proposals need to demonstrate the impacts of the scheme with
respect to the various relevant environmental and amenity criteria are acceptable and
that adverse impacts are minimised, as well as provision for site reinstatement should
the scheme cease operation.
Guidance in national planning policy, as set out by the National Planning Policy
Framework (‘the NPPF’), and the National Planning Policy Statements on Energy (EN1) and Renewable Energy (EN-3) is highly supportive in principle of renewable energy
development. Furthermore, paragraph 98 the NPPF is clear that renewable energy
development, including wind energy development, should be approved if its impacts
are acceptable, or can be made acceptable. Planning balance is also implicit in the
NPPF, where a variety of sometimes conflicting issues need to be assessed, in
determining whether the benefits of the development outweigh any impacts.
Policy PD7 crucially, does not contain any guidance on planning balance, when
different considerations may conflict. It makes reference to adverse impacts, and
significant adverse impacts, but does provide any mechanism for these to be balanced
against the benefits of renewable or low carbon energy generation. A balancing
exercise therefore needs to be included in order for the policy to be consistent with
the NPPF, and to ensure that wind energy development is approved, if its impacts are
acceptable, or can be made acceptable.
The reference to requiring development to contribute to achieving national targets
for reducing carbon emissions is acknowledged. The legally binding targets set out by
the Climate Change Act (2008) (as amended) are however a minimum and expressly
are not a ceiling. Legally binding targets are also set internationally, including through
the recent Paris Climate Change Agreement. Policy PD7 needs to reflect the need to
surpass targets and also meet international commitments.
The term ‘Design Statements’ is also the wrong term for describing assessments
required to assess the environmental and amenity impacts of renewable/low carbon
energy generation development; technical assessments would be more appropriate.
The Written Ministerial Statement by the Secretary of State for Communities and
Local Government on the 18th June 2015 (‘the WMS’) and consequential
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The NPPG requires on the Policies
Maps those areas which might be
suitable for wind turbine development
- this has two facets firstly locations
with suitable wind speed and secondly
impact upon the environment. Both
these were reviewed in the Peak Sub
Region Study, which is included in the
evidence base, which indicated that
whilst there area with sufficient wind
speeds the high landscape quality of
the Peak Sub Region was generally a
constraint to renewable energy
developments in particular to large
scale wind turbine developments and
bioenergy crops. As such no area is
identified on the Policies Map as being
suitable for wind turbines in the plan
area.
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amendments to the National Planning Practice Guidance (‘the NPPG’), have also made
reference to the need to demonstrate that the planning impacts of wind energy
development identified by affected local communities have been fully addressed. If
the planning impacts have been addressed, it must be assumed, applying the
approach in the WMS and NPPG, that the proposal has their backing.
Policy PD7 also provides an opportunity for this to be addressed with regard to
impacts from wind energy development, as set out in the criteria in the policy, in
respect of the required planning balance.
Ryder Point Site: Area identified as suitable for wind energy development.
The WMS and the NPPG also both state that Local Planning Authorities (LPAs) should
only grant permission for wind energy development if the development site is in an
area identified as suitable for wind energy development in a Local or Neighbourhood
Plan. The WMS and the PPG also reaffirm those suitable areas for wind energy
development will need to be allocated clearly in a Local or Neighbourhood Plan.
As it stands, the Local Plan does not consider this issue and as such is not consistent
with national policy. It is also in contrast with the approach been taken by many other
Local Plans that are in preparation.
The Ryder Point Site (‘the Site’), as shown on the Site Location Plan figure which is
provided with this representation in Appendix B of the Environmental Summary
Report submitted with this representation (which also shows wind resource/speeds),
is therefore put forward as an identified ‘area suitable for wind energy development’
under the Local Plan.
The Site already has planning permission for two wind turbines with a maximum
blade tip height of 102 metres (Council planning ref: 12/00723/FUL) and this planning
permission was implemented in 2015. It has already therefore been proven that Site
is suitable for wind energy development. The Site, which is under the ownership of
Longcliffe Quarries Limited (Longcliffe), is used for minerals workings associated with
calcium carbonate, and is a major local employer with significant energy
requirements. Longcliffe sees a responsible energy policy as central to achieving a
sustainable future for its business in reducing its greenhouse gas emissions and
managing its annual energy spend, which is approximately £3.5 million. It is clearly
important for industries to manage their environmental footprint, to contribute
towards combating climate change, and wind energy development is a way energy
intensive industries can achieve this.
The wind turbines on the Site has enabled Longcliffe to substantially reduce and
stabilise its annual energy costs, as well as improving its environmental credentials by
reducing its carbon emissions. This will clearly benefit the business in respect of
economic prosperity and secure local employment. The current development of wind
turbines on the Site has also represents a very significant investment by Longcliffe in
the area. The identification of the Site as an area suitable for wind energy
development will therefore safeguard the use of the Site.
An overview of the Site in respect of environmental considerations, wind speed and
compliance with national planning policy is set out below.
Environmental Considerations:
An Environmental Summary Report is submitted with this representation, which sets
out the following:
Landscape and Visual Effects – The Site is not found in any national or local landscape
designations. A full Landscape and Visual Impact Assessment has already being
prepared (submitted with planning application 12/00723/FUL). The assessment was
carried out in consultation with the Council, including an independent landscape
architect the Council appointed, and the Peak District National Park Authority. The
wind energy development on the Site is acceptable, including on the setting of the
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National Park;
Ecology and Ornithology – The Site contains no designated sites. The Ecology and
Ornithology impact assessment considered the impact on the nearest designated
sites, protected species and habitats to be acceptable;
Hydrology and Hydrogeology – The Site lies in an area of the lowest flood risk, and
does not contain any large bodies of water and is some distance from the nearest
watercourse. The limestone under the Site is classified as an aquifer, although a wind
energy development has no impact, not least as the Site is already quarried for
limestone. The impact on hydrology and hydrogeology interests is acceptable;
Archaeology and Cultural Heritage – The Site does not contain any designated
heritage assets, and any indirect effect on the setting of assets outside of the Site
would be acceptable. The potential for unknown archaeological remains is limited
where the Site has already been quarried and a programme of archaeological work
has already been undertaken for the rest of the Site. The impact on archaeology and
cultural heritage assets is acceptable;
Noise – The nearest residential properties lie some distance from what is any case an
active minerals working, and the effect from wind energy development would comply
with ETSU-R-97, which is used in planning to assess noise. The impact from noise
would be acceptable;
Traffic and Transportation –The road network around the Site can ably accommodate
traffic movements associated with wind energy development. The road network is
already used by HGVs associated with the minerals workings; and
Air Quality – Wind energy development would have no discernible direct impact, and
the resultant reduction in carbon emissions would likely benefit air quality.
Wind Resource and Speed:
Wind speeds are generally required to be in excess of 5 to 6 metres (m) per second in
order to support viable wind energy development. A Wind Speed Map for the Site is
submitted in Appendix B of the Environmental Summary Report (‘NOABL Wind Speed
Map’), which clearly demonstrates that projected wind speeds are in excess of 6 m
per second, at between 7 m to 7.9 m per second.
The Site is clearly viable in terms of the wind speeds required to support wind energy
generation, and as Longcliffe have significantly invested in wind energy on the Site.
This supports the designation of the Site as an area identified as ‘suitable for wind
energy development’.
National Planning Policy:
Paragraph 97 of the NPPF also recognises that identifying areas of search can be a
tool that LPAs can utilise in order to increase the use and supply of renewable and low
carbon energy. The NPPF is clear this needs to be based on the approach set out in
EN-1 and EN-3, which also form part of national planning policy.
Both EN-1 and EN-3 are heavily supportive of wind energy development in principle,
and their overall approach aims to facilitate wind energy development. As established
earlier, the environmental considerations, which are already required to be assessed
under national planning policy, are acceptable in respect of the Site and this has been
accepted by the Council through the grant of planning permission for the existing
wind energy development on the Site.
Therefore the Site provides a clear and justified suitable area for wind energy
development to be designated through the Local Plan.
As it stands, Policy PD7 therefore fails the tests of soundness which are required to be
passed for the Local Plan to be adopted. The policy has not been prepared as
positively as it reasonably could be; the justification is not based on the most
appropriate strategy; it is not effective in terms of delivering development over the
Local Plan period; and it is not consistent with the NPPF. This however can be ably
addressed by revising the wording of the policy and identifying the Site as an ‘area
suitable for wind energy development’.
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APPENDIX 3
Additional information providing an environmental summary on Ryder Point provided
as part of submission.
SUGGESTED CHANGE TO PLAN
The proposed amended wording to Policy PD7 that would enable the policy to pass
the tests of soundness is:
“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 and surpassing
national and international targets to reduce greenhouse gas emissions by using landform, 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 low-carbon sources provided
that the installation would not have significant adverse impact (either alone or
cumulatively) unless outweighed by the benefits of the new development.
….
Ensuring that renewable / low carbon energy generation developments and
associated infrastructure are supported by technical assessments which set out 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.
….
When assessing proposals for renewable / low carbon energy generation
developments, the benefits of the proposals will be weighed against the impacts
which are predicted to arise. (additional criterion)
In respect of wind energy development, where the benefits of proposals outweigh the
impacts which are predicted arise, with regard to the planning impacts identified by
affected local communities, the proposals will be regarded as having their backing.
(additional criterion)
Suitable area(s) for wind energy development are identified on the Policies Map.
Proposals for wind turbines within the identified Suitable area(s) for Wind Energy
development will be supported, subject to the consideration of criteria as set out in
Policy PD7.
"Where renewable/low carbon energy development accords with any of the
principles listed above, proposals should demonstrate:
a) 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.
b) Evidence that the scheme has been designed and sited to minimise any adverse
impact on the surrounding area for its effective operation (deleted as repeating
earlier parts of policy PD7).
Additional information providing an environmental summary on Ryder Point provided
as part of submission

402

Chapter 5 Page 76

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

The comments regarding policy PD8
are noted, however the requirement
for grey water recycling states that
development should incorporate
'appropriate' water conservation
techniques 'including' rainwater
harvesting and grey water recycling.
Each application will be assessed upon
its own merits on a case by case basis
to determine the feasibility of
incorporating such measures or
otherwise. Policies within the Plan
have been subject to Viability
Assessment as part of the evidence
base for plan preparation. It is
therefore not considered necessary for
changes to be made to the policy.

No Change.

PD8 Flood Risk Management and Water Quality

5924/140

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

PD8

Yes

REPRESENTATION
Whilst most of this policy is acceptable the Council's requirement for grey water
recycling goes well beyond current Government Policy and could impose unrealistic
expectations which could be impractical and unviable to introduce in many cases.
SUGGESTED CHANGE TO PLAN
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Protecting Derbyshire Dales Character
The following draft Policies are supported in terms of their positive benefits for health
and wellbeing:
PD8: Flood Risk Management and Water Quality,

Support for policy PD8 is welcomed.

No Change.

PD8 Flood Risk Management and Water Quality

2745/802

Steve Buffery

PD8

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments requesting changes to PD8
are noted however it is not considered
appropriate for further wording to be
added. The Plan is to be read as a
whole and accordingly it is considered
that wording within other policies in
the Plan, particularly PD1 and PD2 will
address the requirement to asses the
impact of proposals on the historic
environment.

No Change.

PD8 Flood Risk Management and Water Quality

5687/189

Rosamund
Worrall
Historic England

PD8

No

REPRESENTATION
It is noted that Historic England's comments have not been accepted since DDDC
considers that the matter is dealt with elsewhere in the Plan, and that the Plan is to
be read as a whole. Previous comments from Historic England stated "Policy PD8:
Flood Risk Management and Water Quality - SUDS and flood risk management can
impact both positively and negatively on the historic environment. For example,
historic culverts could be reopened as a positive element, or palaeontological remains
could be adversely affected through drying out if already wet, or vice versa. As such,
it is recommended that an additional bullet point be added to the ‘will only be
permitted if’ list to address the impact on the historic environment. Possible wording
could be ‘It conserves and/or enhances the historic environment, or it can be
demonstrated that any adverse impact on the historic environment can be mitigated’
or a similar alternative."
SUGGESTED CHANGE TO PLAN
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Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development is noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
mitigation measures to adhere to
where the quality of the groundwater
could potentially be affected. The issue
raised is covered within Policy PD9 and
therefore it is considered that no
changes should be made to individual
site policies for development as the
Local Plan should be read as a whole
when considering proposals for
development.

No Change

PD9 Pollution Control and Unstable Land

3139/202

Gemma Gaskell
United Utilities

EC5

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Some of the istes identified under policy EC5 in the Derbyshire Dales Pre-Submission
Draft Local Plan have been identified as being within a groundwater Source Protection
Zone- Hc2(T),HC2(aa), Hc2(BB), EC2(B)
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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No

Yes
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Comments regarding noise mitigation
measures in Doveridge are noted. The
Local Plan should be read as a whole
and policy HC19 seeks to ensure that
highway improvements required to
address the cumulative impact of
development across Derbyshire Dales
as identified in the Local Transport
Study and Infrastructure Delivery Plan
will be considered. The Infrastructure
Delivery Plan identifies road noise
from the A50 as an issue in Doveridge.
The study notes that the Design, Build,
Finance, Operate Team have indicated
that resurfacing would normally only
be considered when the existing
surface has reached the end of its life.
As part of any planning application
consideration of residential amenity
and the requriement to incorporate
mitigation measures to address noise
would be required through policy PD1.
Accordingly it is not considered
necessary for revisions to the Plan to
be made made.

No Change

PD9 Pollution Control and Unstable Land

3298/383

Cllr Mrs Susan
Dews
Doveridge
Parish Council

PD9

REPRESENTATION
Noise pollution is an issue in Doveridge from the concrete section of the A50. New
housing anywhere in Doveridge would be subject to unacceptable levels of noise,
being contrary to your Policy PD9 and also contrary to paragraph 109 of the NPPF
2012 which states that the planning system should contribute to and enhance the
natural and local environment by preventing new development being put at
unacceptable risk from, or being adversely affected by unacceptable levels of noise
pollution. Protecting people from noise pollution should be high on the agenda.
SUGGESTED CHANGE TO PLAN
Noise mitigation measures need to be requested if any new housing schemes are
proposed in Doveridge.
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SUPPORT
Protecting Derbyshire Dales Character
The following draft Policies are supported in terms of their positive benefits for health
and wellbeing:
PD9: Pollution Control and Unstable Land, which are comprehensive.

Support for policy PD9 welcomed.

No Change.

PD9 Pollution Control and Unstable Land

2745/803

Steve Buffery

PD9

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding to HC2(k) and its
conformity with PD10 are noted. The
site has been through an extensive
assessment process within the SHELAA
which concluded that the site is
suitable and achievable. A summary of
the assessment is outlined below:
Highways confirmed that a safe and
secure access to the site can be
achieved with limited impact on the
surrounding highway network (subject
to the scale of development). The
landscape assessment considers, as a
small well contained site screened
from the wider surroundings there is
capacity for development. Appropriate
and sufficient measures however
needed to mitigate any adverse impact
on visual amenity. The site is of
medium nature conservation value
due to the presence of semi natural
wet grassland/tall herb and semi
natural grassland. Development is
likely to result in minimal impact on
the historic environment. Site is in
close proximity to public transport
with reasonable access to services and
facilities.

No Change.

PD10 Matlock to Darley Dale A6 Corridor

6277/508

David John
Allday

PD10

REPRESENTATION
The building on Normanhurst HC2(k) contradicts the Council's own policy.
SUGGESTED CHANGE TO PLAN
The Council must follow it's own policy and Normanhurst should not be developed
and should be included as a protected area within policy PD10.

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss, and accordingly it
is not considered appropriate for the
site to be included within the area
covered by policy PD10 which
primarily relates to land along the
A6/Derwent Valley between Matlock
and Darley Dale.
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The parcel of land opposite the
Whitworth Hospital has the benefit of
a resolution to grant planning
permission for residential
development, which has yet to be
issued. Given these circumstances it is
considered that at this time that the
site should remain identified within
Policy PD10.

No Change

PD10 Matlock to Darley Dale A6 Corridor

6212/256

Mr and Mrs
Glyn Thomas

PD10

REPRESENTATION
Planning permission has been granted in principle for 57 dwellings on land opposite
the Whitworth Hospital (15/00814). The permission means that the draft policy
should omit this site as it will now go forward as development
SUGGESTED CHANGE TO PLAN
The Proposal map for PD10 should exclude land opposite the Whitworth Hospital to
reflect the recently granted planning permission for housing on this land.
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Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outline below: Highways
confirmed that a safe and secure
access to the site can be achieved with
limited impact on the surrounding
highway network (subject to the scale
of development). The landscape
assessment considers, as a small well
contained site screened from the
wider surroundings there is capacity
for development. Appropriate and
sufficient measures however needed
to mitigate any adverse impact on
visual amenity. The site is of medium
nature conservation value due to the
presence of semi natural wet
grassland/tall herb and semi natural
grassland. Development is likely to
result in minimal impact on the
historic environment. Site is in close
proximity to public transport with
reasonable access to services and
facilities.

No Change.

PD10 Matlock to Darley Dale A6 Corridor

6019/684

Jayne Lesley
Howlett

PD10

REPRESENTATION
The policy identifies a protected area along the Derwent Valley floor as being
necessary to preserve the long views into and out of the valley but in the middle of
the protected area it proposes a development at Normanhurst (HC2(k)).
SUGGESTED CHANGE TO PLAN
Site HC2(k) should be removed from the plan and should be included in the protected
area under policy PD10. Including it in the plan is perverse and goes against the
District Councils own policy.

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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No comment

Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outline below: Highways
confirmed that a safe and secure
access to the site can be achieved with
limited impact on the surrounding
highway network (subject to the scale
of development). The landscape
assessment considers, as a small well
contained site screened from the
wider surroundings there is capacity
for development. Appropriate and
sufficient measures however needed
to mitigate any adverse impact on
visual amenity. The site is of medium
nature conservation value due to the
presence of semi natural wet
grassland/tall herb and semi natural
grassland. Development is likely to
result in minimal impact on the
historic environment. Site is in close
proximity to public transport with
reasonable access to services and
facilities.

No Change

PD10 Matlock to Darley Dale A6 Corridor

6195/585

Doreen Burd

PD 10

REPRESENTATION
MATLOCK TO DARLEY DALE A6 CORRIDOR POSITIVELY PREPARED, JUSTIFIED OR
EFFECTIVE: NO
Policy PD10 on the Proposals map, identifies the protected areas which safeguard the
intrinsic character and quality of the open space along the Derwent Valley floor and
which includes the views into and out of the valley as well as the long views from
Riber to Stanton. However the map leaves a significant gap in the middle where
development is proposed on the Normanhurst Site (HC2(k)).
This is inconsistent.
Derbyshire County Council has also expressed concerns about the adverse impact of
this development on a highly sensitive landscape and its separation of the physical
and visual continuity of the green space along the valley corridor. (letter July 27)
SUGGESTED CHANGE TO PLAN
The Normanhurst Site (HC2(k)) should be removed as a development site and instead
be included in the protected area under PolicyPD10

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss.
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The NPA wishes to express support for the consideration given to the National Park
and its setting in the preparation of the Local Plan.

Support for paragraph 5.63 welcomed.

No Change.

PD10 Matlock to Darley Dale A6 Corridor

2140/469

Mr Ian Fullilove
Peak District
National Park
Authority

5.63

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable for new residnetial
development. A summary of the
assessment is outlined below:
Highways confirmed that a safe and
secure access to the site can be
achieved with limited impact on the
surrounding highway network (subject
to the scale of development). The
landscape assessment considers, as a
small well contained site screened
from the wider surroundings there is
capacity for development. Appropriate
and sufficient measures however
needed to mitigate any adverse impact
on visual amenity. The site is of
medium nature conservation value
due to the presence of semi natural
wet grassland/tall herb and semi
natural grassland. Development is
likely to result in minimal impact on
the historic environment. Site is in
close proximity to public transport
with reasonable access to services and
facilities.

No Change

PD10 Matlock to Darley Dale A6 Corridor

415/767

Rodney Howlett

PD10

REPRESENTATION
This Policy is inconsistent. It identifies a protected area to safeguard the intrinsic
character and quality of the open spaces which run along the Derwent valley floor to
preserve the long views into and out of the valley, yet it leaves a gap, Normanhurst
(HC2(k)), in the middle where development is proposed, this is counter to its own
policy.
SUGGESTED CHANGE TO PLAN
The Normanhurst site, HC2(k), should be excluded as a development site and it should
be included in the protected area under Policy PD10.

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss, and accordingly it
is not considered appropriate for the
site to be included within the area
covered by policy PD10 which
primarily relates to land along the
A6/Derwent Valley between Matlock
and Darley Dale.

414

Chapter 5 Page 79

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT
No comment

Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outline below: Highways
confirmed that a safe and secure
access to the site can be achieved with
limited impact on the surrounding
highway network (subject to the scale
of development). The landscape
assessment considers, as a small well
contained site screened from the
wider surroundings there is capacity
for development. Appropriate and
sufficient measures however needed
to mitigate any adverse impact on
visual amenity. The site is of medium
nature conservation value due to the
presence of semi natural wet
grassland/tall herb and semi natural
grassland. Development is likely to
result in minimal impact on the
historic environment. Site is in close
proximity to public transport with
reasonable access to services and
facilities.

No Change.

PD10 Matlock to Darley Dale A6 Corridor

6103/672

Archie Walker

PD10

REPRESENTATION
This Policy is inconsistent. It identifies a protected area to safeguard the intrinsic
character and quality of the open spaces which run along the Derwent Valley floor to
preserve the long views into and out of the valley, yet it leaves a gap, Normanhurst
(HC2(k)), in the middle where development is proposed, this is counter to its own
policy.
SUGGESTED CHANGE TO PLAN
The Normanhurst site, HC2(k), should be excluded as a development site and it
should be included in the protected area under Policy PD10.

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss, and accordingly it
is not considered appropriate for the
site to be included within the area
covered by policy PD10 which
primarily relates to land along the
A6/Derwent Valley between Matlock
and Darley Dale.
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Policy PD10 in the Local Plan seeks to
ensure that the open spaces between
Matlock and Darley Dale continue to
be protected from development in the
interests of safeguarding the
coalescence of the two settlements.
Paragraph 77 of the NPPF sets out
criteria for the circumstances in which
local greeen space designations are
appropriate, including, where the
green space is reasonably close
proximity to the community it serves;
where the green area is demonstrably
special to a local community and holds
a particular local significance and
where the green area concerned is
local character and is not an extensive
tract of land.

No Change

PD10 Matlock to Darley Dale A6 Corridor

5353/313

Wagstaffe
Family Trust

pd10 para
5.17-18

REPRESENTATION
There is no evidence to support a positive approach to meeting the development
needs of the District. With regard to housing there is no objective approach to identify
sustainable sites that are required to meet the OAHN. Instead the overreliance on
quarry sites is put forward as an apparently only option which is unsupported by
evidence and is unjustified. Consequently the Plan is unsound and unlikely to be
effective. There are strong objections to this Strategic Wedge type of policy which
seeks to impose a blanket constraint to development on all land regardless of site
specific landscape and visual merit and regardless of sustainability criteria. It is both
inconsistent with national planning policy as well as the draft Local plan as a whole.
Furthermore there is no evidence to support it. The policy derives from a policy of
the previous Local Plan which has been so eroded by development that it no longer
has any credence. Large scale development occurred and continues to take place
around what was St Elphins School, the Whitworth Hospital and Hooleys Estate whilst
more has recently been approved by the council on land opposite the Whitworth
Hospital. Furthermore land that was previously protected is now allocated in this
draft Plan to the rear of Normanhurst and to the rear of the old RBS building and
Station Road. Paragraph 5.17 purports to offer justification from the Landscape
Sensitivity Study which incidentally seems to post date the first draft of this policy! It
states that an assessment has been undertaken to determine which parcels of open
space etc are more sensitive to development. That is inconsistent with the Study
stating clearly at paragraph 4.2.15 that it was a strategic exercise and that further
more site specific studies would be required. What is needed is a policy that identifies
through proper assessment, individual key areas of open space that contribute to the
concept of separation [assuming it is accepted in principle] as well as identifying
infrastructure, services and community facilities such as school etc, around which
development should be directed. It is likely that if such an exercise was to be done
properly it would identify areas of open space higher up the hillside towards Hackney
as being of key importance rather than merely alongside the A6. It would also
demonstrate the potential of the A6 as an important public transport corridor capable
of supporting sustainable development. It is strongly recommended that policy PD 10
be deleted.
SUGGESTED CHANGE TO PLAN
It is strongly recommended that policy PD 10 be deleted.

416

As part of the Derbyshire Dales
Strategic Landscape Study an
assessment was undertaken to
determine which parcels of open space
between the two settlements are
more sensitive to development. The
study concluded that
The density of settlements increases
towards the north, with the collection
of settlements located on the A6
around Matlock comprising the most
densely developed area. In this area
physical coalescence has occurred
between many of the settlements,
such as Matlock and Upper Hackney,
and Darley Dale and Two Dales, and it
is difficult to identify the delineation of
settlements on a map. However visual
coalescence is prevented due to the
presence of extensive screening
vegetation, and open space alongside
the A6. Land which prevents visual
coalescence is therefore of high
sensitivity, and it is important that this
land remains undeveloped in order to
maintain the perceived breaks
between settlements. Land of high
sensitivity in this area also relates to
the proximity to the PDNP. Many of
the settlements, such as Rowsley and
Northwood, are located on the
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opposite side of the Derwent Valley to
the PDNP. Therefore land surrounding
them is visually prominent in views
from the Park, and development could
potentially adversely impact upon the
setting of the Park.
Given the conclusions of the Wardell
Armstrong Study, the land identified
under this policy is considered to carry
substantial weight by continuing to
serve an important planning function
by preventing the coalescence of
nearby settlements and maintaining
their separate identities and amenity.
It is therefore recommended no
change to Policy PD10.
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Comments relating to the
Matlock/Wirksworth/Darley Dale Sub
Area are noted. Policy S3 reflects the
outcomes of the Settlement Hierarchy
Assessment which forms part of the
evidence base. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development and
could therefore be the subject of site
specific allocations for residential
development in order to direct new
development towards the most
sustainable locations.

No Change.

PD10 Matlock to Darley Dale A6 Corridor

6212/562

Mr Reuben
Spears
Wildgoose
Homes

PD10

REPRESENTATION
I consider that if the council took a more strategic approach it would be apparent that
more clearly developable and deliverable sites are required in the
Matlock/Wirksworth/Darley Dale Sub Area and that the A6 corridor between Matlock
and Darley Dale is the most sustainable location for new development.
The council has given too much weight to its Landscape Sensitivity Study (LSS) which
is, by its very nature, a very broad brush exercise and is not supported by detailed
landscape and visual assessment. A more site specific approach would point towards
the development of some sites currently designated under Local Plan policy NBE9
(and draft policy PD10). Policy PD10 is overly restrictive and prevents development in
a natural area for development, namely the lower slopes and valley floor between
Matlock and Darley Dale. This, in turn, is forcing development into less appropriate
and less realistic locations (both greenfield and brownfield). Some of the greenfield
sites will have greater landscape and visual impacts and the majority of the
brownfield sites (many of which are former quarries) are highly questionable in terms
of their deliverability. One only has to look at Cawdor Quarry (where there has been
an unimplemented planning consent for over 400 dwellings for 15 years +) for an
example of this.
The desire to protect the open spaces along the A6 is a policy objective rather than a
landscape issue and I consider the justification and public support for this policy to be
questionable based on 2 recent planning applications along the corridor (Land off
Bakewell Road, Darley Dale – ref. 15/00814; and Land at Old Road, Darley Dale – ref.
16/00041) where virtually no objections were submitted to the council. In this respect
the council appears to be putting the questionable environmental harm of further
development in the A6 corridor ahead of the economic and social necessity to
allocate sufficient deliverable housing sites in the right locations.
For the above reasons the council should allocate Land Off Old Road, Darley Dale (Ref.
SHLAA 209) for up to 60 dwellings.
The plan is not justified as it is not based upon a robust and credible evidence base. It
is not effective as it will not deliver what it sets out to, particularly with regards
overall housing numbers. It is not consistent with national policy as it will not meet
the district’s objectively assessed housing needs, nor will it provide a five year housing
land supply at the date of adoption, as required by paragraph 47 of the NPPF.
SUGGESTED CHANGE TO PLAN
The council should allocate Land Off Old Road, Darley Dale (Ref. SHLAA 209) for up to
60 dwellings.
The council should allocate more developable and deliverable sites in the
Matlock/Wirksworth/Darley Dale Sub Area as the majority are highly questionable
former quarry sites where there is no record of delivery despite years of extant
planning consents.
The council should review the remainder of the sites identified in draft policy PD10 as
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This assessment included
consideration of a number of social
and economic factors including
employment opportunities and
provision of services. Within this
assessment Matlock and Wirksworth
were located within the first tier,
which identifies the most sustainable
settlements for growth. Darley dales
located within the second tier, also a
sustainable community suitable for
growth. The level of allocations within
the three settlements is deemed
wholly appropriate.
With regards to the Landscape
Sensitivity Study this forms part of the
evidence base and is a useful tool
within the plan preparation process. It
is therefore deemed appropriate that
the study has been used within the
assessment of sites for their suitability
for residential development as part of
the SHELAA. It is also appropriate to
use the LSS within the formation of
policies. Policy PD10 aims to safeguard
the intrinsic character and quality of
the open spaces through the Derwent
Valley between Matlock and Darley
Dale. This is an important aim and no
change to this policy is recommended.
Policy S6 sets the housing figure for
the Plan Period. This figure is above

Chapter 5 Page 79

APPENDIX 3
the justification and support for this policy is highly questionable.

the OAN for the District. The trajectory
included within appendix 3 shows the
expected rates of housing delivery.
The District Council currently has a 5
year housing supply.
SHLAA209 has been through an
extensive assessment as part of the
SHELAA process and deemed
undevelopable due to its location
within open countryside unrelated to
existing settlements.
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Legal
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Sound

Compliant
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Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

Comment regarding Policy PD10 are
noted. Policy PD10 in the Local Plan
seeks to ensure that the open spaces
between Matlock and Darley Dale
continue to be protected from
development in the interests of
safeguarding the coalescence of the
two settlements. Paragraph 77 of the
NPPF sets out criteria for the
circumstances in which local greeen
space designations are appropriate,
including, where the green space is
reasonably close proximity to the
community it serves; where the green
area is demonstrably special to a local
community and holds a particular local
significance and where the green area
concerned is local character and is not
an extensive tract of land.

No Change.

PD10 Matlock to Darley Dale A6 Corridor

2164/366

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

PD10

REPRESENTATION
This is an unnecessary policy. Sufficient protection exists by virtue of other policies.
If this policy is to carry weight the area identified must be defined with the necessary
care and be based on a robust assessment. That is not the case with the proposals
map supporting this policy. An obvious example is the inclusion of the Whitworth
Park, and land at Northwood which have no role in preventing the coalescence of
Matlock and Darley Dale.
SUGGESTED CHANGE TO PLAN
The policy should be deleted.

As part of the Derbyshire Dales
Strategic Landscape Study an
assessment was undertaken to
determine which parcels of open space
between the two settlements are
more sensitive to development. The
study concluded that
the density of settlements increases
towards the north, with the collection
of settlements located on the A6
around Matlock comprising the most
densely developed area. In this area
physical coalescence has occurred
between many of the settlements,
such as Matlock and Upper Hackney,
and Darley Dale and Two Dales, and it
is difficult to identify the delineation of
settlements on a map. However visual
coalescence is prevented due to the
presence of extensive screening
vegetation, and open space alongside
the A6. Land which prevents visual
coalescence is therefore of high
sensitivity, and it is important that this
land remains undeveloped in order to
maintain the perceived breaks
between settlements. Land of high
sensitivity in this area also relates to
the proximity to the PDNP. Many of
the settlements, such as Rowsley and
420
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Northwood, are located on the
opposite side of the Derwent Valley to
the PDNP. Therefore land surrounding
them is visually prominent in views
from the Park, and development could
potentially adversely impact upon the
setting of the Park.
Given the conclusions of the Wardell
Armstrong Study, the land identified
under this policy is considered to carry
substantial weight by continuing to
serve an important planning function
by preventing the coalescence of
nearby settlements and maintaining
their separate identities and amenity.
It is therefore recommended no
change to Policy PD10.
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Policy PD10 in the Local Plan seeks to
ensure that the open spaces between
Matlock and Darley Dale continue to
be protected from development in the
interests of safeguarding the
coalescence of the two settlements.
Paragraph 77 of the NPPF sets out
criteria for the circumstances in which
local green space designations are
appropriate, including, where the
green space is reasonably close
proximity to the community it serves;
where the green area is demonstrably
special to a local community and holds
a particular local significance and
where the green area concerned is
local character and is not an extensive
tract of land.

No Change

PD10 Matlock to Darley Dale A6 Corridor

6212/255

Mr Jonathan
Jenkin
Planning Design
Practice Ltd.

PD10 and its
reference in
S8. 5.63/4

REPRESENTATION
The role and purpose of the policy serves no useful purpose other than to prevent
development taking place on sites which are in sustainable locations with good access
to facilities and amenities. The Matlock/Derby Dale corridor is the most sustainable
location for greenfield residential development because of the range of public
services and amenities in the corridor and the very good public transport services
available. The land lies just above the valley floor. It is outside the flood plain, on the
eastern side of the valley. The valley side rises steeply beyond the A6 corridor up to
Hackney, Farley and Matlock Moor.
The A6 corridor consists of built development with gaps and belts of mature trees. It
is a patchwork of built development, and open areas. These open areas are often
framed or are seen through trees, boundary walls, hedges and man-made structures.
The area feels developed and the retention of such spaces as open cannot be justified
when it leads to the development of less sustainable and less deliverable sites
elsewhere in the District and the Matlock sub-area.
Much of the corridor cannot be easily seen from the Peak District National Park and
where it can be viewed it is seen within the context of substantial areas of built
development right across the Hillside. Development in Hackney for example is much
more prominent than development of any of the corridor sites. The landscape
sensitivity report prepared by Wardell Armstrong as part of the Council’s evidence
base and used to justify the continued A6 corridor policy is fundamentally flawed
because it starts with the position that existing planning policies should be taken into
account in the determination of sensitivity. So because NBE9 existed in the adopted
plan the corridor must be sensitive. A landscape sensitivity report should be based on
landscape appraisal and should be a matrix based on landscape quality, character,
ability to accommodate change and the impact of development on a range of
receptors. A formal approach based upon ‘ The Guidelines for Landscape and Visual
Impact Assessment (GLVIA3)’ published by the Landscape Institute and the Institute
of Environmental Management and Assessment in 2013 is normally recognised as the
appropriate methodology. This was not followed in the Wardell Armstrong Report.
Policy PD10 follows on from the adopted Local Plan Policy NBE9 which also sought to
limit development along the Matlock and Darley Dale corridor. Policy NBE9 covered a
wider area of land and included several key sites which are now developed. These
include land on the north eastern side of the A6 from residential development off
Stanton Moor View to the Whitworth Hospital. This land was developed in two
phases. The first was the construction of Poppy Fields Close, an affordable housing
development. The second was the construction of the Meadowview Care Centre next
to the Whitworth Hospital. Both these sites were developed because the Council felt
that in the planning balance the benefits to the community outweighed the
environmental harm.
In February 2016 planning permission was granted in principle for 57 dwellings for
elderly and disabled people on land opposite the Whitworth Hospital and the
Meadow View Care Centre. This was approved because councillors felt that in the
planning balance the benefits to the community outweigh the harm in policy terms
and in relation to landscape and environmental issues.
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As part of the Derbyshire Dales
Strategic Landscape Study an
assessment was undertaken to
determine which parcels of open space
between the two settlements are
more sensitive to development. The
study concluded that
The density of settlements increases
towards the north, with the collection
of settlements located on the A6
around Matlock comprising the most
densely developed area. In this area
physical coalescence has occurred
between many of the settlements,
such as Matlock and Upper Hackney,
and Darley Dale and Two Dales, and it
is difficult to identify the delineation of
settlements on a map. However visual
coalescence is prevented due to the
presence of extensive screening
vegetation, and open space alongside
the A6. Land which prevents visual
coalescence is therefore of high
sensitivity, and it is important that this
land remains undeveloped in order to
maintain the perceived breaks
between settlements. Land of high
sensitivity in this area also relates to
the proximity to the PDNP. Many of
the settlements, such as Rowsley and
Northwood, are located on the
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A second area that was in NBE9 and has now been deleted from proposed policy
PD10 is land around St Elphins, a former school, now a major elderly persons
retirement community. This is to allow for the future expansion of St Elphins. Taken
together these developments have reduced significantly the gaps that separate areas
of built development along the corridor. It is the very sustainability of the location
which is leading to development taking place notwithstanding the policy objections.
For this reason further sites have been identified in the corridor as housing allocations
in the emerging Local Plan. This includes land behind the former Royal Bank of
Scotland building and between Station Road and DFS (HC2(j)) for 143 dwellings and
land off Normanhurst Park for 24 dwellings.
No additional land in the corridor has been added so the net result is that the land
identified under PD10 has little impact on this now largely urban corridor. The more
rural character which justified policy NBE9 has largely been lost. Policy PD10 also
covers the Forest Garden Centre which has a built character.
Of the land that does remain within the corridor some of it is in public ownership and
in public use such as the Whitworth Park; a registered park and garden. This will not
be developed. There is also a long strip of land off Old Road which is owned by the
Council, it contains rows of mature trees and there is a covenant to prevent it from
being developed. Some of the land to the west of the A6 leading up to valley lodge
care home is in the floodplain or is liable to flooding.
These land ownership and current use restrictions and other limitations will ensure
that key sites will remain open and will continue to contribute to the appearance and
character of the settlement. However by retaining policy PD10 the council will
sterilise good building land in a sustainable location for no good purpose and will
bring forward other land in more sensitive locations, sites that are more difficult to
develop and may not be viable and land which may already suffer from traffic
congestion or other constraints.
The Council is proposing housing allocations in the following former quarry sites:•
Land at Stancliffe Quarry -100 dwellings
•
Land at Halldale Quarry – 220 dwellings
•
Former Pemanite Works West of Cawdor Quarry – 50 dwellings
•
Land off Middlepeak Quarry – 645 dwellings
In addition the Council granted planning permission in 2001 for the development of
Cawdor Quarry for 432 dwellings. These have not been built and the quarry remains
derelict. The Council has indicated that it believes that the site will come forward and
has identified the Quarry as one of its strategic sites (DS9) for 470 dwellings. Whilst it
has indicated that Cawdor does not contribute to the new allocations required to
meet the Councils objectively assessed need, (OAN) it leaves a gap in the Councils
committed housing sites.
The proposed quarry allocations will provide 1,015 dwellings towards the OAN of
6,440 dwellings or 16%. If Cawdor is added this increases the number of dwellings to
21.6% of the combined total (6440+432).
Whilst an outline planning permission exists at Halldale; the Council has not provided
any evidence in the published evidence base of the viability of these quarry sites. For
a site to be included as an allocation it must be viable and reasonably deliverable
within the lifetime of the Plan.
The experience of Cawdor indicates that Quarry sites are very difficult to bring
forward. The Council has not sought to obtain central government funding or funding
from other sources to undertake preliminary ground stability and contamination
assessments leading to remediation strategies that could deliver housing on these
sites. The Council has not published any evidence of any involvement to get these
difficult sites developed. It has not sought to work with developers to provide early
finance to fund the remediation surveys or the remediation works. Without some
form of public intervention it is difficult to see how these sites will come forward. If
these sites are not deliverable then the Local Plan is not sound.
The sites and land covered by policy PD10 which could be developed (along the
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opposite side of the Derwent Valley to
the PDNP. Therefore land surrounding
them is visually prominent in views
from the Park, and development could
potentially adversely impact upon the
setting of the Park.
Given the conclusions of the Wardell
Armstrong Study, the land identified
under this policy is considered to carry
substantial weight by continuing to
serve an important planning function
by preventing the coalescence of
nearby settlements and maintaining
their separate identities and amenity.
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corridor between the centre of Darley Dale and the edge of Matlock) and which are
not already allocated or subject to flooding or other constraints is 18.34ha. This
would provide housing land for between 550 and 600 homes. This would make a
significant contribution to the provision of housing to meet the Objectively Assessed
Need and would provide greater likelihood of the plan target being met either to
replace the less viable quarry sites or to allow for time beyond the plan period for the
quarry sites to be developed.
Recent planning application submissions on two sites Old Road and Bakewell Road
raised very little objection from any residents indicating that development along the
corridor is not a significant issue for immediate residents. Taking all matters into
account policy PD10 should be dropped from the emerging plan and the opportunity
taken to deliver the scale of housing required to meet continuing housing needs.
Attached are two diagrams:
1.
The loss of NBE9 land in the past 10 years.
2.
The site suitable for development within the corridor to contribute to
meeting the OAN.
Refer to additional information submitted.
SUGGESTED CHANGE TO PLAN
Deletion of Policy PD10: Matlock to Darley Dale A6 Corridor. The policy serves no
useful purpose. There are sites designtated under this policy which have been
ommitted as site allocations for residential development which are in sustainable
locations.
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Comments regarding meeting the OAN
and maintaining a five year housing
land supply are noted, it is considered
that policy HC1 already provides an
adequate mechanism to ensure that
any shortfall in the delivery in housing
can be addressed, policy HC1 states
"the Council will monitor the 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. If necessary, the
District Council will review the Local to
bring forward additional sites for
housing." Accordingly it is not
considered necessary to make any
changes to the policy as currently
drafted.

No Change.

HC1 Location of Housing Development

4794/72

Sue Green
Home Builders
Federation Ltd

HC1

REPRESENTATION
It is noted that policy HC1 - Location of Housing Development sets out a proposed
review mechanism however as worded the policy is too weak to be effective.
SUGGESTED CHANGE TO PLAN
The policy should precisely specify the triggers which would prompt a review of the
Local Plan.
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Whilst the District Council
acknowledges that Paragrph 52 of the
NPPF sets out that the supply of new
homes can sometimes be best
achieved through planning for large
scale development such as new
settlements, the feasibility of this
option in the Derbyshire Dales is not a
possibility at this point in time. There
has been no land put forward to the
District Council to be considered at an
appropriate scale to accommodate this
level of growth and there is no public
funding available to support such
development at this scale in the
District. The NPPF advises that policies
in Local Plans should follow the
approach in presumption in favour of
sustainable development, with clear
policies that will guide how the
presumption should be applied locally.
Therefore it is recommended that the
suggestion of a new settlement cannot
be successfully delivered through the
Local Plan presently.

No Change

HC1 Location of Housing Development

866/340

Mr Peter S Wild

HC1 New
Village
Concept

REPRESENTATION
When this subject has been raised at various Council meetings, we have been advised
that sites sufficiently large to be viable cannot be found. How large does a new
development have to be in order to be considered a village? Has the concept of
smaller settlements, perhaps separate from, but linked to existing villages, been
considered? many a village has already lost its shop and/or school, and such
developments could well be a positive step forward in helping to ensure the viability
and sustainability of these and other services ( such as public hall, pub and surgery) in
long established rural communities.
SUGGESTED CHANGE TO PLAN
Further evidence sought to prove that a new village is not a reasonable alternative?
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Comments regarding meeting the OAN
and maintaining a five year housing
land supply are noted, it is considered
that policy HC1 already provides an
adequate mechanism to ensure that
any shortfall in the delivery in housing
can be addressed, policy HC1 states
"the Council will monitor the 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 requriement
in the Local Plan. If necessary, the
District Council will review the Local to
bring forward additional sites for
housing." Accordingly it is not
considered necessary to make any
changes to the policy as currently
drafted.

No Change.

HC1 Location of Housing Development

3752/14

Richard
Crosthwaite
Gladman
Developments

HC1

REPRESENTATION
The collective ability of the sites to meet OAN and maintain a five-year housing land
supply has not been justified. Gladman suggest that within Policy HC1, specific
triggers points should be included to ensure that any shortfall in housing being
delivered can be addressed as expeditiously as possible. Gladman recommend that
the trigger point should be considered both in relation to the 5-year housing land
supply position and also in response to slippage in the delivery of any allocated sites.
This approach would significantly strengthen the Councils ability to demonstrate that
it is planning to maintain a five year supply of deliverable housing sites over the plan
period. If it becomes apparent through monitoring that allocated sites across the
District will not developed quickly enough or the housing land supply position drops
below 5.25 years then the Council should seek to address this issue through the
release of an appropriate number of sustainably located site(s) on the edge of existing
settlements.
SUGGESTED CHANGE TO PLAN
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Comments relating to policy HC1 and
the request for revisions to provide
more flexibility to allow development
outside settlement framework
boundaries are noted. As drafted
policy S3 allows for a degree of
flexibility to allow development in
fourth and fith tier settlements
through infill and consolidation, where
development is appropriate to the
scale and existing pattern of the
settlement or constitutes exception
sites affordable housing under policy
HC5. The Plan sets out a strategy to
meet the objectively assessed need for
housing within the Derbyshire Dales
and accordingly it is not considered
appropriate to make further revisions
to the policy to allow further
development outside of settlement
boundaries. Policies S1, S2, and HC5
provide guidance for development in
the countryside.

No Change.

HC1 Location of Housing Development

2763/806

Anthony Lewis

Hc1

REPRESENTATION
Policy HC1 (Location of Housing Development)
Following consultation on the Draft Local Plan in May 2016, a number of changes
were considered by the Council’s Local Plan advisory committee in order to address
concerns and ensure that the Plan is ‘sound’. The report to the 13th July Local Plan
advisory committee stated that the proposed revisions, “takes account of comments
received during the consultation on that plan, the updated evidence base, the advice
in the National Planning Policy Framework and recent case law.” (paragraph 1.4 of the
report)
In relation to policy HC1 the changes proposed were to, “provide(s) for greater
flexibility in respect of the location where new housing development may be
considered acceptable outside of the defined Settlement Development Boundaries for
Tier 1 to Tier 3 settlements where it is considered to be contributing towards
delivering sustainable development” (paragraph 2.7). These changes were the
addition of the following to Policy HC1:
“The District Council will give consideration to approving sustainable sites outside the
defined settlement development boundaries, taking into account other policies in this
Local Plan, provided that:
• the development would adjoin the settlement development boundary and be well
related with the existing pattern of development and surrounding land uses and of an
appropriate scale for the settlement; and
• the development would not lead to prominent intrusion into the countryside or
have a significant adverse impact on the character of the countryside; and
• it would have reasonable access by foot, cycle or public transport to schools medical
services, shops and other community facilities; and
• the local and strategic infrastructure can meet the additional requirements arising
from the development”
The above change was considered by the Local Plan advisory committee at their
meeting on 13th July 2016, but the decision was made to not include it in the
amendments to the
Draft Local Plan.
In our view, Policy HC1 does not adequately reflect the presumption in favour of
sustainable development in its current form. We consider that the above changes or
similar
amendments need to be re-inserted in the Local Plan in order to make it sound.
SUGGESTED CHANGE TO PLAN
A shorter amendment to policy HC1 would be the addition of a further bullet point to
the existing list, namely: Supporting appropriate, small-scale development on
sustainable sites outside but immediately adjacent to settlement boundaries.
Without amendment to reflect the ‘presumption in favour of sustainable
development’ and the provision in the Framework for small-scale builders (including
people wishing to build
their own homes), we consider the Local Plan to be ‘unsound’.
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Comments regarding meeting the OAN
and maintaining a five year housing
land supply are noted, it is considered
that policy HC1 already provides an
adequate mechanism to ensure that
any shortfall in the delivery in housing
can be addressed, policy HC1 states
"the Council will monitor the 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. If necessary, the
District Council will review the Local to
bring forward additional sites for
housing." Accordingly it is not
considered necessary to make any
changes to the policy as currently
drafted.

No Change.

HC1 Location of Housing Development

5924/139

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

HC1

REPRESENTATION
We welcome the positive nature of this policy. This guidance should enable the
Council to release sufficient sites – including ‘Brailsford Green’ - to meet their
objectively assessed housing needs. The final sentence of the policy however needs
to provide a clear trigger to cover the relevant circumstances whereby the Local Plan
should be reviewed. This will be essential if the Council is not to find itself facing a
serious shortfall. The policy should indicate how and when further sites will be
needed.
SUGGESTED CHANGE TO PLAN
The final sentence of the policy however needs to provide a clear trigger to cover the
relevant circumstances whereby the Local Plan should be reviewed.
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Our client supports the amendment to the third bullet point of the policy from that
previously set out in the April 2016 draft Plan. Our client supports the Council’s
confirmation that it will support housing development on unallocated sites in
accordance with the defined settlement hierarchy. Our client considers that the
revised wording is more in line with the message in the National Planning Policy
Framework that “housing applications should be considered in the context of the
presumption in favour of sustainable development.”

In accordance with paragraph 47 of
the NPPF the Local Authority is
required to identify and update
annually a supply of deliverable sites
sufficient to provide five years worth
of housing against their housing
requirements with an additional buffer
as required. Furthermore Local
Authorities must publish information
at least annually that shows progress
with Local Plan preparation and shows
how the implementation of policies in
the Local Plan is progressing
(paragraph 12-027-20150326 NPPG). It
is through these mechanisms
alongside other evidence from the
outcomes of any Section 78 planning
appeals that will be used to inform
whether the review of the Local Plan is
required. Accordingly it is considered
that the wording to policy HC1 is
sufficient as drafted.

No Change.

HC1 Location of Housing Development

2744/33

Richborough
Estates Ltd

HC1

Our client supports the identification that “if necessary, the District Council will
review the Local Plan to bring forward additional sites for housing.” In addition our
client strongly supports the Council’s confirmation that “if necessary, the District
Council will review the Local Plan to bring forward additional sites for housing.”
REPRESENTATION
SUGGESTED CHANGE TO PLAN
Our client does however strongly recommend that further information is provided is
in the policy as to what the trigger will be a review of the Local Plan or the release of
additional sites for housing. For example will the Council review the Local Plan if the
Council accept they cannot demonstrate a five year housing land supply or if it has
been proven through an appeal that the Council cannot demonstrate a five year
housing land supply? Or will a review be triggered if the Council is unable to deliver
against its housing trajectory for one year? Further explanation is required to this
policy.
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Comments regarding the delivery of
housing land and the request for land
at Shaw Croft, Ashbourne to be
allocated are noted.

No Change.

HC2 Housing Land Allocations

2164/354

Mr and Mrs E
Wilson

HC2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated. The site
shown on the plan below at Shaw Croft, Ashbourne is better suited and more readily
available for development than many of the allocated sites. It is in a sustainable
location and would help the Council achieve its objectively assessed need. It was
previously identified as a high priority housing site and has only been excluded from
allocation due to a misunderstanding about the intended access location, which can
be relocated to the north where adequate visibility can be achieved. Alternatively,
discussions fruitful with the owner of adjacent allocated site HC2(d) have taken place
and it has been established that access can now be secured through his site subject to
conclusion of negotiations with the landowners Plan included.
SUGGESTED CHANGE TO PLAN
Include the above site for allocation in policy HC2
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However the District Council has
undertaken a comprehensive
assessment of sites through the
SHELAA process, which in this instance
concluded that the site would not be
suitable for development due to
highway contraints and therefore has
not been allocated for development
within the Local Plan. In the absence of
information to confirm that a
satisfactory access can be achieved the
site has been discounted as unsuitable
and therefore not deliverable. It is
therefore not considered necessary for
further changes to the policy to be
made.
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The request for land at Lumsdale,
Matlock to be allocated within the
Local Plan is noted. #

No Change

HC2 Housing Land Allocations

2164/538

Christine Clarke
of , .

HC2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated. The site
shown on the plan accompanying my letter of 19 May 2016 at Lumsdale is better
suited and more readily available for development than many of the allocated sites. It
is in a sustainable location and would help the Council achieve its objectively assessed
need. A plan showing the site will be forwarded by post as it is not possible to
include it here.
SUGGESTED CHANGE TO PLAN
Include land at Lumsdale as an allocated site in Policy HC2
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However in accordance with the NPPF
requirement to significantly boost the
supply of housing the Local Plan seeks
to meet the objectively assessed needs
for housing for the Derbyshire Dales in
full. As such it it is not considered
necessary to consider the allocation of
any further sites at this stage.
The site has previously been assessed
as part of the SHELAA process and was
concluded undevelopable (SHLAA
211).

Chapter 6 Page 81

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

Comments noted regarding request to
remove sites from policy HC2. The
District Council has gone through an
extensive process to determine which
sites should be allocated to meet the
District Council's OAN with all sites
considered suitable, available and
deliverable to meet future housing
needs. The sites allocated in the Local
Plan will be subject to scrutiny through
the examination process. Accordingly
it is not considered necessary to make
revisions to policy HC2 at this stage.

No Change.

HC2 Housing Land Allocations

6269/572

Ms G Smith

HC2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
Take out the development site

433

Chapter 6 Page 81

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. In
accordance with the NPPF
requirement to significantly boost the
supply of housing the Local Plan seeks
to meet the objectively assessed needs
for housing for the Derbyshire Dales in
full. As such it it is not considered
necessary to consider the allocation of
any further sites at this stage.

No Change

HC2 Housing Land Allocations

1777/320

Mr John
Mountney

HC2

REPRESENTATION
The landowner of Kidd Meadows House owns land and cottage to the south access
which can be improved. The access to the north can be improved by removing wall
and hedge improving controlled roadside frontage and visibility. I always think it is
better to have several small developments rather than one large development.
B5023 With reference to high historic landscape value in terms of Archaeological
finds. Please can you elaborate on this as there is one old lead mine shaft. As we
know Middleton is full of old shafts and new developments have been approved with
mine shafts on the land. With reference to Highway Infrastructure on the B5023
with significant impact upon a highway. Can you explain the new build on New Road
B5023 (Stackyard 4a New Road). The vehicles accessing the dwelling in a forward gear
are unable to exit in a forward gear due to no means of turning around. As I was
informed, that any new dwellings, vehicles have to access and exit in a forward gear.
SUGGESTED CHANGE TO PLAN
Inclusion of SHLAA218 as an Allocation for Housing under Policy HC2. Access
constraints can be overcome as identified above.
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Comments relating to the number of
dwellings allocated within Ashbourne
are noted. The District council has
caculated the OAN for the District
using the standard methodology set
out in the NPPG. In order to meet this
need the District Council has sought to
allocate land for housing within the
most sustainable locations. Whilst the
level of houisng allocated in
Ashbourne may well be greater than
the need identified by the Ashbourne
Neighbourhood Group it must be
noted that Ashbourne is a market
town with a wide range of services and
facilities and it is therefore appropiate
that a signficnat proportion of the
allocated housing development is
located there to meet the District
Needs rather than just local needs which ineviably are likley to be higher.
No changes to the policy are
recommended.

No Change.

HC2 Housing Land Allocations

6071/778

Peter Fox

HC2

REPRESENTATION
HOUSING NUMBERS - ASHBOURNE
The town of Ashbourne has an active Neighbourhood Plan group who are nearing the
end of the process for a Neighbourhood Plan for the town. As part of their work, they
have commissioned a housing needs assessment for the town which is massively at
odds with the arbitrarily-allocated numbers for the town in this draft local plan. In
terms of a proper evidence base, this is the only detailed needs assessment that has
been done for Ashbourne (indeed, any town or village) and yet has been ignored in
favour of an arbitrary allocation. This shows up another failing in the plan “ namely
that the housing numbers and distribution have been built from the 'top down'
instead of the 'bottom up'. The District Council have merely looked for ways to meet
the OAN that was mooted by the examiner who dismissed the previous version of this
plan, rather than objectively assessing the needs and justifying a realistic figure. The
Ashbourne needs assessment shows this all too clearly.
SUGGESTED CHANGE TO PLAN
Review Ashbourne housing numbers in light of the Ashbourne Neighbourhood Plan
group's Housing Needs Assessment.
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Comments regarding land to the north
of Main Road, Brailsford are noted.
The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlinned within the evidence base.
The assessment of the site concluded
that in the absence of further
information and uncertainty as to
whether a safe and secure access can
be achieved to serve development that
the site at the current time is
considered to be undevelopable.
Further information to address these
highway and access concerns has not
been received and the Pre Submission
version of the Plan allocates sufficient
land to meet the Objectively Assessed
Need for housing. Accordingly at this
stage it is not considered appropriate
to re-evaluate the suitability of the site
for development.

No Change

HC2 Housing Land Allocations

6165/1

Tom Collins
Fisher German
LLP

HC2

REPRESENTATION
Policy HC2 should include land to the north of Main Road, Brailsford as a housing
allocation. Site previously identified under SHLAA235.
Refer to supporting information, site suggestion form and documentation provided by
Fisher German.
SUGGESTED CHANGE TO PLAN
Allocate land at Main Road, Brailsford within policy HC2.
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Comments regarding land at the
Whitworth Trust, Darley Dale
(SHLAA176) are noted.

No Change.

HC2 Housing Land Allocations

5867/257

Barrie Birkin

HC2

REPRESENTATION
As a Trustee of the Whitworth Centre I wish to object to the omission of the
Whitworth Trust Land Development site (SHLAA176) from the list of sites allocated for
housing development in the August 2016 draft Local Plan for the Derbyshire Dales.
The proposal to develop this site with a mix of private housing, affordable housing
belonging to the Whitworth Trust, and a designated Local Green Space or public park,
has been presented publicly at several meetings in Darley Dale, and formally to DDDC.
The proposal carries overwhelming local support: it is a housing development that the
majority of people in Darley Dale would like to see go ahead. The proposal offers
several important benefits to residents of Darley Dale. First, it will add to the stock of
needed private housing. Second, it will provide eight bungalows at affordable rents.
Third, the ownership of these bungalows will remain with the Whitworth Trust and
the income will accrue to the Trust, providing a much-needed permanent revenue
stream for the Whitworth. And fourth, the proposed development will provide a
public park of several acres between the A6 and the planned housing, thus converting
a grazing field into a new public amenity. I should reiterate that the Whitworth is a
much-loved and well-used facility in Darley Dale, but that its upkeep is a very heavy
financial burden. The centre constantly loses money in its capacity as a community
centre and this proposed development is seen by the Whitworth's Board of Trustees
and by the Council of Darley Dale as a way to both meet the Parish's housing needs
and to help underwrite the future of the Whitworth. Its omission from the list of
allocated sites in Darley Dale is incomprehensible to many residents.
SUGGESTED CHANGE TO PLAN
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The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process, where it
was concluded that development of
this site would have adverse harm on
the heritage asset i.e. the Whitworth
Centre, and such harm could not be
mitigated against. As such it was
considered inappropriate to allocate
this area of land in the Local Plan.
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Comments regarding land at the
Whitworth Trust, Darley Dale
(SHLAA176) are noted.
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6227/275

Andrew Creese
Darley Dale
Neighbourhood
Plan Working
Group

HC2

REPRESENTATION
I wish to object to the omission of the Whitworth Trust Land Development site
(SHLAA176) from the list of sites allocated for housing development in the August
2016 draft Local Plan for the Derbyshire Dales. The proposal to develop this site with
a mix of private housing, affordable housing belonging to the Whitworth Trust, and a
designated Local Green Space or public park, has been presented publicly at several
meetings in Darley Dale, and formally to DDDC. The proposal carries overwhelming
local support: it is a housing development that the majority of people in Darley Dale
would like to see go ahead. The proposal offers several important benefits to
residents of Darley Dale. First, it will add to the stock of needed private housing.
Second, it will provide eight bungalows at affordable rents. Third, the ownership of
these bungalows will remain with the Whitworth Trust and the income will accrue to
the Trust, providing a much-needed permanent revenue stream for the Whitworth.
And fourth, the proposed development will provide a public park of several acres
between the A6 and the planned housing, thus converting a grazing field into a new
public amenity. I should reiterate that the Whitworth is a much-loved and well-used
facility in Darley Dale, but that its upkeep is a very heavy financial burden. This
proposed development is seen by the Whitworth's Board of Trustees and by the
Council of Darley Dale as a way to both meet the Parish's housing needs and to help
underwrite the future of the Whitworth. Its omission from the list of allocated sites in
Darley Dale is incomprehensible to many residents.
SUGGESTED CHANGE TO PLAN
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The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process, where it
was concluded that development of
this site would have adverse harm on
the heritage asset i.e. the Whitworth
Centre, and such harm could not be
mitigated against. As such it was
considered inappropriate to allocate
this area of land in the Local Plan.
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The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. All
allocated sites in the Local Plan have
been assessed by a number of relevant
agencies and professional officers to
ascertain and identify any potential
impacts from the developments.
Where impacts have been identified,
mitigation measures are to be applied
as part of any development of the site
and these will be identified at planning
application stage through conditions
where necessary. No changes are
recommended.

No Change

HC2 Housing Land Allocations

5928/294

Mrs D M Dakin

HC2 (z)

REPRESENTATION
HC2 (z) 50 dwellings at Tansley House Gardens & HC2(y) 27 at Whitelea Nursery are
both situated along approx. 1/2 mile length of the only road through the village which
is 4m at its narrowest, & 51/2 m for most of its length. Along this length of road there
are 6 communal sites of use - all well used - but with no or inadequate parking, and
the only single tracked road that leads to the village school, parents are requested not
to use this access from a safety point of view. so parking is a pain on Church Street. A
traffic impact study should have been done on this stretch of road which already
causes problems for those vehicles, including the emergency services.
SUGGESTED CHANGE TO PLAN
Re-assess the number of dwellings suitable on sites allocated in the Local Plan for
Tansley. The roads are not suitable for large volumes of traffic.
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Comments regarding the two sites at
Slinter Minning Ltd, Cromford and
Matlock Transport Site, Northwood
are noted. The suitability, availability
and deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlinned within the evidence base.

No Change

HC2 Housing Land Allocations

2164/362

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

HC2

REPRESENTATION
The sentiments expressed in paragraphs 2.32, 2.34 and 2.43 about the location of
new development being an important consideration in reducing travel demand and
ensuring that services and facilities are accessible for local communities are fully
supported but are not borne out in the allocation of housing sites.
In particular, the relatively small amount of housing allocated in Darley Dale, which is
a settlement with amongst the best, if not the best, public transport facilities and very
good community facilities and employment opportunities, in comparison to the very
large allocations in Hulland Ward, Brailsford and Doveridge, shows little regard for a
sustainable approach to land allocations.
Furthermore, even some of the sites allocated for development in the major towns
are very remote from community facilities, for example, sites HC2(u) and HC2(w).
Several sites excluded from allocation are much more sustainable and would have less
adverse impact on the landscape.
The failure to allocate some "bad-neighbour" employment sites for housing (such as
Slinter's site at Cromford and Matlock Transport's site at Northwood Lane) but simply
include them within the settlement boundary, is illogical. Allocating these sites would
add to the 5-year housing supply.
Reliance on Cawdor Quarry to deliver a substantial element of the housing provision
demonstrates that the Council is unduly optimistic in It is expectations of meeting its
OAN target. This site has had a series of planning permissions stretching back over 15
years with virtually no progress in delivery of houses. It is unlikely to developed.
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, (for example at
least 300 of the houses at Ashbourne Airfield) means the Council will fail to deliver
the level of housing it purports to have allocated.
SUGGESTED CHANGE TO PLAN
The Council should review its housing land allocations, looking again at several of the
sites previously put forward but dismissed.
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The NPPG advises that for a site to be
considered developable there should
be a reasonable prospect that the site
could be viably developed at the point
envisaged. The District Council has
sought further information from the
agent of the sites to provide evidence
in respect of timescales for delivery
and phasing of development,
consequently no further information
has been received for the site. Without
this information the achieveability of
this site is vulnerable.
In the absence of the lack of
information submitted to the District
Council regarding the deliverability of
the site, and no other suitable
alternative sites being sought for the
relocation of the established
businesses on these sites; and no
progress and planned start dates on
the site, the assessment of the site
concludes that neither of the sites
identified are achieveable and
therefore are assessed as
undevelopable at this point in time.
Given this uncertainity and lack of
evidence the sites identified cannot be
considered as a potential allocation in
the Local Plan.
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Comments regarding the site at the
Woodyard are noted.

No Change

HC2 Housing Land Allocations

5588/601

John Youatt

HC2
Decision not
to allocate the
Woodyard,
Homesford for
housing

REPRESENTATION
Govt policy requires a positive approach to clean brownfield sites and a balanced
approach to sustainability. The current plan is so desperate for housing sites that
DDDC is putting forward sites that many, including County Councillors and District
Councillors and others, believe are not sustainable, such as greenfield sites with bad
access, previously listed as not sustainable and of landscape and wildlife value. The
Woodyard at Homesford is a clean brownfield site recently released by its owners for
new uses, having moved their business elsewhere. The Woodyard's current
established use is B1 and A1 and limited B8. It also has permission for a large shed
and for 3 travellers' pitches, the latter unviable to national standards but of current
interest to certain travellers. The main uses are unregulated. An unscrupulous
occupier could strip out frontage planting and us the whole site in a manner that
would damage the DVWHS. A mixed tenure housing development would provide up
to 10 homes with excellent access - A6 frontage, bus and rail services and excellent
access to recreational countryside. As agreed by AVBC, the site would also provide for
demand in neighbouring villages. AVBC declined to override the negative approach to
this site by DDDC, thus a mutual failure to cooperate positively.
The use of this previously used site would assist the DDDC and AVBC in meeting both
local and Govt policies to use such land ; and enhance its appearance. The use could
be either for Travellers as agreed previously by the County and the District for 8
pitches : or for 10 houses of mixed tenure.
Either would be "for the common good".
To class the site as unsustainable is perverse given the selection of far worse sites.
As agreed by the DDDC director of housing, given planning permission, funds are
available for either a well managed travellers' site or a cross - subsidy housing
scheme.
SUGGESTED CHANGE TO PLAN
Add the Woodyard, Homesford to the list of sites proposed either for Travellers or for
a mixed housing tenure. A small but principled step in the direction of a sound Plan.
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The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlinned within the evidence base.
The assessment of the site concluded
that the site is undevelopable as it is
situated within an unsustainable
location, in the countryside or
unrelated to existing settlements. The
site currently benefits from a
temporary permsission for 3 pitches
under application 14/00133/FUL.
Future applications would be assessed
on their merit.
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Comments regarding Land at
Northwood Lane, Northwood are
noted.

No Change
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2164/353

Mr G Lowe

HC2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated. The site
shown on the plan below at Dungreave Avenue, Northwood is . better suited and
more readily available for development than many of the allocated sites. It is in a
sustainable location and would help the Council achieve its objectively assessed need.
The reluctance to allocate this site appears to be based on highway objections but
Dungreave Avenue could be beneficially improved if this site was developed. Plan
submitted.
SUGGESTED CHANGE TO PLAN
Include the above site for allocation in policy HC2

442

The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlined within the evidence base
(SHLAA223). The site assessment
concluded the site is considered to be
undevelopable due to high landscape
sensitvity, heritage impacts and
highways constraints, therefore
making the site unsuitable for
residential development. Given these
constraints it is not necessary to reassess the site.
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Comments regarding the strategic
brownfield sites allocated within the
plan (Ashbourne Airfield and the
former quarry sites) are noted. The
District Council has worked closely
with developers to ensure the
estimated delivery rates and start
dates provide an accurate picture of
development through the production
of delivery proformas. Work will
continue on this and statements of
common ground/memorandums of
understanding are currently being
drafted.

No Change

HC2 Housing Land Allocations

5924/137

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

HC2

REPRESENTATION
The Table within Policy HC2 of the Draft Local Plan indicates that the total number of
housing allocations amounts to 3,515 dwellings of which 3,188 are expected to come
forward within the Plan period up to 2033. In our view this portfolio of sites will not
provide enough housing development to meet the needs of the Derbyshire Dales
within the plan period, for reasons raised under Policy S6.
Whilst we don’t fundamentally object to any specific allocations, we note that Site
HC2(C) Ashbourne Airfield is expected to provide 1,100 homes of which 800 are
expected to be delivered within the Local Plan period. This means that even if the
Airfield site comes forward within 2 years, there would need to be 60 new homes
built per year. This seems over-ambitious for an isolated edge of town site. We have
indicated above that we would expect between 30-40 homes to be delivered per year
(once the ground works and infrastructure delivery has taken place) which would lead
to only 450 – 600 homes being built and occupied over the plan period.
We also note that at least 3 of the allocated sites are former quarries where the
likelihood of development occurring is problematic. Stancliffe Quarry in Darley Dale
for example is remote from local services and has challenging geological, historical
and technical constraints which have held it back over the last decade. Middle Peak
Quarry at Wirksworth is also an extremely challenging site.
In terms of Brailsford, the Council has removed one of the sites previously allocated in
the draft Plan (formerly HC2(f); Land to the North of Main Road Brailsford – for 45
dwellings). The numerical allocation to Brailsford has therefore fallen from 150 to 114
dwellings. This amounts to a mere 7 dwellings per annum over the remainder of the
Plan period. This is a modest figure for a settlement which is the most sustainable 3rd
Tier village in the District and one which is well-suited for modest growth, with a
significant range of services, facilities and amenities and lies close to Derby. Indeed,
114 new homes is considerably lower than the allocation for Doveridge - a similarly
sized and equally strategically located village – albeit one where land has been
allocated 149 dwellings.
There is therefore ample scope for the Brailsford Green site, which proved fairly
popular during the local consultation exhibition, to replace the ‘North of Main Road’
site and deliver an attractive and sustainable development which is well connected to
the core of the village, lying on the same side of the A52 as most of the village
services and facilities.
SUGGESTED CHANGE TO PLAN

443

Comments regarding land west of A52,
Brailsford are noted. The site has been
through an extensive assessment
process as part of the SHELAA (ref
SHLAA177). The assessment of the site
concluded that the site was
undevelopable for the following
reasons: The site falls within an area
where landscape sensitivity to housing
development is high. The landscape
assessment concludes there is no
capacity for development on the site
as it is likely to result in significant
adverse impact on local visual amenity,
settlement pattern and the historic
environment. The heritage assessment
concludes development of the site
adjacent to and in close proximity to
the Conservation Area boundary is
likely to result in harmful impact to/on
the significance/setting of the
Conservation Area and the listed
buildings. Pre Submission version of
the Plan allocates sufficient land to
meet the Objectively Assessed Need
for housing. Accordingly at this stage it
is not considered appropriate to reevaluate the suitability of the site for
development.
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DCC submitted formal Member and Officer technical comments on the Derbyshire
Dales Draft Local Plan (DLP) to Derbyshire Dales District Council (DDDC) on 21 July
2016, following the Cabinet Member Meeting – Highways, Transport and
Infrastructure held on 12 July 2016. It is welcomed that many of these comments are
taken into account in the policies and supporting text of the PSDP. A range of other
comments made on the DLP, however, do not appear to have been taken into
account and, where appropriate, they are re-affirmed below.

The Local Plan seeks to meet the
identified OAN for housing - the three
market towns having a wide range of
services and facilities are the most
sustainable settlements across the
plan area as such it is wholly
appropriate to allocate more
development in these locations. In
terms of impact upon infrastructure
these have been addressed during the
preparation of the Local Plan and is set
out in the evidence base. It is
acknowledged that there is likely to be
traffic and transportations issues in
Matlock and Ashbourne, however DCC
as highways authority have not
objected to the impact from the
amount of development proposed it is
considered that there is no justifiable
reason for reducing the allocations in
these locations. Policy S11 and the IDP
indicate the extent to which there is an
understanding of the need for
infrastructure to support the level of
development being brought forward
through the Local Plan.

No Change

HC2 Housing Land Allocations

2745/136

Steve Buffery
Derbyshire
County Council

HC2

Local County Councillors with electoral divisions in Derbyshire Dales District were
consulted on the PSDP. Councillor Irene Ratcliffe, Local County Council Member for
Wirksworth Electoral Division, has made a detailed statement, which is given in
Appendix 1 and summarised below.
Councillor Ratcliffe:
• accepts that DDDC has had to make sufficient housing provision in the Local Plan to
meet the full objectively assessed need of 6,440 homes, as neighbouring councils are
not able to contribute towards accommodating any of the District’s housing growth
needs;
• expresses concern about the scale of development in the three main towns of
Ashbourne, Matlock and Wirksworth and its impacts on local infrastructure,
particularly the highways network and school place provision;
raises no objection to the allocation of land at Middle Peak Quarry for 645 dwellings,
as long as the necessary infrastructure is put in place to support the development and
important environmental and landscape features are protected;
• expresses concern about the delivery of the scale of housing development
proposed, particularly planned housing development in the four quarry sites;
• expresses concern about the loss of mineral reserves associated with the
development of the four quarry sites;
REPRESENTATION
SUGGESTED CHANGE TO PLAN

Policy DS7 sets out the detailed criteria
that development of the Middlepeak
Quarry site need to take into account this includes a comprehensive
landscaping plan which includes the
retention of landscape and ecological
features.
Whilst the Local Plan includes
development proposals in four
quarries across the plan area without
this there would need to be
considerable amount of additional
development on greenfield sites - as
such it is considered that the plan
meets the objective in the NPPF of
making effective use of previously
developed land.
The Strategic Site Allocations Policies
for each of the quarry sites now makes
it clear that the exiting mineral
reserves will need to taken into

444

Chapter 6 Page 81

APPENDIX 3
account during the determination of
any planning application.

445

Chapter 6 Page 81

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

Comments regarding the site off
Gorsey Bank, Wirksworth are
noted.The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlined within the evidence base
(SHLAA338). The site assessment
concluded that the site is subject to
access constraints. Following
submission of additional information
the Highways Authority was consulted
and concluded that that the revised
supporting information shows
modification of the existing
agricultural track. Improved visibility
splays are also shown from the revised
access point, although they are not
included as part of the site boundary,
as drawn. The site outline would need
to be amended to ensure adequate
visability onto Griggs Gardens to
support any potential development of
this site. These modifications are
however reliant on the use of third
party land. Whilst the site promoter
may have permission from current
adjoining landowners to carry out such
works at this stage, there could be a
future ransom element or risk that
negoiaitions with adjoioing
landowners may break down, which
would obviously have an impact on
future delivery of the site for housing
purposes.

No Change.

HC2 Housing Land Allocations

2164/357

Mr D Garner

HC2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated. The site
shown on the plan below at Gorsey Bank is better suited and more readily available
for development than many of the allocated sites. It is in a sustainable location and
would help the Council achieve its objectively assessed need. The reluctance to
allocate this site appears to be based on highway objections but arrangements can be
made to secure an acceptable access as demonstrated in the accompanying
correspondence (appendix 1). Plan and supporting documents included in
submission.
SUGGESTED CHANGE TO PLAN
Include the above site for allocation in policy HC2.
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Comments regarding land at Brailsford
Green are noted.

No Change

HC2 Housing Land Allocations

5924/135

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

HC2

REPRESENTATION
Brailsford Green. Proposal for additional site.
There is both the scope and the need to provide a further site at Brailsford within the
Local Plan. We strongly recommend the allocation of 5.4ha of land at Brailsford Green
to the south-west of the village, comprising around 45 dwellings linked to a new
village green for Brailsford. This would create a genuine asset for the village whilst
protecting the character of the Conservation Area and the key listed buildings within
it. The draft scheme, (which has already been submitted to the Council) has been
designed by a full Consultant’s Team, and was exhibited locally in April 2016 receiving
a generally positive reception. The results from the Exhibition feedback showed that:
•
people are well aware of the pressing housing needs of the Derbyshire Dales
(100% of respondents knew about the approximate 6,500 target),
•
people recognised the role which villages with a range of services can play in
accommodating housing needs, (76% of respondents acknowledged the role of
villages in meeting housing needs),
•
people acknowledged that Brailsford could accommodate more
development - even though they may not necessarily welcome it, (66% of people feel
that Brailsford could accommodate more development),
•
In terms of scale almost half (47%) felt that Brailsford could accommodate
more than 10 dwellings per year, although (30%) felt there should be no more
development at all – an indication that people attending the exhibition either warmly
welcomed additional growth or completely rejected it.
•
Significantly, a small majority of people supported the Brailsford Green site
and a similar number welcomed the idea of introducing a new village green for
Brailsford. Various other aspects of the scheme were also welcomed by many, such
as, the scope for more recreation facilities, the quieter location for the allotments, the
potential for traffic calming on the A52, and the scope for building high quality
housing including some homes for first time buyers.
•
Asked what people felt about other sites, the Throstle Nest Way site
(formerly HC2f) – which has now been deleted - was unpopular due to its awkward
access, its prominent location in the centre of the village and its obvious sensitivity in
landscape terms. The Mercaston Lane/Luke Lane site (which hadn’t featured
previously) and where a scheme for 47 dwellings is now recommended for approval,
was also felt to be especially prominent in landscape terms and remote from the
centre of the village.
•
There was a general feeling by many respondents that the Brailsford Green
site was better and offered more to the local community than those sites which were
included as draft housing allocations. It was felt by some people that the reason the
site had been excluded (its proximity to the Conservation Area) had been sensitively
addressed by our Landscape Consultant and that the site actually blended well with
the historic core of the village.
A copy of the Exhibition Survey results was previously sent to the Policy Manager at
Derbyshire Dales DC.
Policy HC4: Affordable Housing: Objection.
The context for affordable housing provision is determined by the Viability work
undertaken by Cushman and Wakefield. Having reviewed this work, we feel the policy
stance within draft Policy HC4 may be too ambitious and possibly unrealistic. We
have three main concerns about the policy as drafted:447

The site has been through an extensive
assessment process as part of the
SHELAA (ref SHLAA177). The
assessment of the site concluded that
the site was undevelopable for the
following reasons: The site falls within
an area where landscape sensitivity to
housing development is high. The
landscape assessment concludes there
is no capacity for development on the
site as it is likely to result in significant
adverse impact on local visual amenity,
settlement pattern and the historic
environment. The heritage assessment
concludes development of the site
adjacent to and in close proximity to
the Conservation Area boundary is
likely to result in harmful impact to/on
the significance/setting of the
Conservation Area and the listed
buildings.
Furthermore in accordance with the
NPPF requirement to significantly
boost the supply of housing the Local
Plan seeks to meet the objectively
assessed needs for housing for the
Derbyshire Dales in full. As such it is
not considered necessary to consider
the allocation of any further sites at
this stage.
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Firstly, whilst a 30% target may be broadly reasonable, the request for a minimum
requirement of 30% fails to account for circumstances where viability precludes the
delivery of 30%. Furthermore, by definition, an affordable housing contribution
through a S106 agreement must be reached by negotiation. The policy should
therefore say, ‘subject to viability a target of at least 30% affordable housing will be
requested’.
Secondly, the definition of the high, medium and low market areas in the Cushman
and Wakefield report (September 2015) seem somewhat arbitrary. They appear to
have been based on the absolute house prices in those areas rather than the price per
square foot and we suspect they have been derived from a very low sample of new
build properties. We feel the house values generated by the sales figures are
therefore distorted. Following on from this, we are not convinced that Brailsford
should necessarily be regarded as a high priced area (and incur a higher affordable
housing quota accordingly) whilst more prosperous parts of the District including
Matlock and Ashbourne are lower. The interpretation of the evidence and the
implementation of the affordable housing policy therefore need to be treated with
flexibility.
Thirdly, we object to the expectation that 80% of the affordable housing contribution
should be provided as social rented accommodation. This is contrary to current
Government policy and the approach currently being taken by the HCA in supporting
Registered Providers where the HCA support Affordable Rent schemes and
Intermediate housing rather than Social Rent. There also needs to be provision in the
Local Plan to accommodate an element of starter homes consistent with emerging
Government policy. We support the provision within the draft policy to allow for
some or all of the affordable housing contribution to be provided off-site by way of a
financial contribution. This may cover circumstances where all the identified
affordable housing need has been accommodated from other schemes.
SUGGESTED CHANGE TO PLAN
Amend policy HC2 to include site at Brailsford Green - refer to comments presented in
answer to question above.
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Comments regarding Land at
Northwood Lane, Northwood are
noted.

No Change

HC2 Housing Land Allocations

2164/352

Mr Lowe
R.H. Lowe and
Sons (Engineers)
Ltd,

HC2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated.
The site shown on the attached plan at Northwood Lane, Northwood is previously
developed land better suited and more readily available for development than many
of the allocated greenfield sites. It is in a sustainable location and would help the
Council achieve its objectively assessed need.
Whilst it is within the defined settlement boundary allocation would give more
certainty and enable the council to count the housing provision against the OAN.
SUGGESTED CHANGE TO PLAN
Include the above site for allocation in policy HC2
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The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlined within the evidence base
(SHLAA311). The developer of the site
has indicated to the District Council
that there is little probability of the
development proceeding and no
suitable sites have been sought for
relocation of the existing business.
Therefore the site has been assessed
as undevelopable at this point in time.
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Comments relating to the number of
allocations within Tansley are
noted.Policy S3 reflects the outcomes
of the Settlement Hierarchy
Assessment which forms part of the
evidence base. The settlement
hierarchy assessed social and
economic indicators to identify those
settlements which could best
accommodate major development and
could therefore be the subject of site
specific allocations for residential
development in order to direct new
development towards the most
sustainable locations. This assessment
included consideration of a number of
social and economical factors including
employment opportunities and
provision of services. Based on an
assessment of these factors it is
deemed wholly appropiate that
Tansley is classified as tier 3 village and
is allocated a proportion of
development. The sites which are
allocated for residential development
have been through an extensive
assessment and have been found to be
suitable, achievable and deliverable. It
is therefore deemed appropiate to
allocate them within the Local Plan.
Should a planning application be
submitted further examination would
be undertaken within the decision
making process. No changes to the
allocation are therefore
recommended.

No Change

HC2 Housing Land Allocations

910/774

Christopher
Knightley

Section 6, refs.
HC2 (x), (y)
and (z).

REPRESENTATION
The plan allocates far too many houses in Tansley for the size of this small village, the
village's limited services, narrow roads, and limited infrastructure including sewerage,
surface water drainage, water, gas and electricity supplies. With a current
population of 1,200, the proposed 95 houses could increase this by at least 400 (33%).
Such an increase will severely harm the character of the village. The number of
houses is not justified in terms of local needs and local/nearby employment
opportunities. It is 4 times that proposed in the previous Local Plan. The allocation is
based on the willingness of landowners to provide and to profit from greenfield land
rather than any local need.
SUGGESTED CHANGE TO PLAN
Tansley has provided many new houses in recent years. Preferably the provision of
the extra 95 houses should be withdrawn entirely or the number should be severely
reduced to no more than 25 as in the original plan.
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Comments regarding the site at
Chesterfield Road, Two Dales are
noted. The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlined within the evidence base
(SHLAA338). The site assessment
concluded that the site is
undevelopable due to a number of
constraints and visual prominence of
the site in the street scene and flood
risk matters. The Environmrnt Agency
specifically state that the sites location
within Flood zone 2/3 will require the
sequential and/ or exception test to be
passed, a request for further
information has been made to the
landowner. Given that no further
information has been received by the
District Council, there is no evidence to
support a reassessment of the site.

No Change

HC2 Housing Land Allocations

2164/358

Ms J Dickinson

HC2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated. The site
shown as SLAA181 on the plan below at Chesterfield Road, Two Dales is better suited
and more readily available for development than many of the allocated sites. It is in a
sustainable location and would help the Council achieve its objectively assessed need.
The reluctance to allocate this site appears to be based on flood risk. Only a small part
of the site is within the flood zone as can be seen from the flood map which is
submitted as appendix 1. Thus much of the site can be developed without a risk of
flooding. Even within the part of the site within flood zone 3, the issue of flooding can,
we believe be overcome. Map submitted with submission. Site plan also included.
SUGGESTED CHANGE TO PLAN
Include the above site SHLAA181 for allocation in policy HC2

Furthermore in accordance with the
NPPF requirement to significantly
boost the supply of housing the Local
Plan seeks to meet the objectively
assessed needs for housing for the
Derbyshire Dales in full. As such it it is
not considered necessary to consider
the allocation of any further sites at
this stage.
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Would like to formally register our support for the proposed allocations and
accompanying policies in the draft Local Plan. See accompanying letter

Support welcomed.

No Change

HC2 Housing Land Allocations

6212/276

Mr Paul
Harrison

HC2(C) EC2(f)
DS8
Ashbourne
Airfield phase
2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments relating to SHLAA sites 381
and 472 are noted. The suitability,
availability and deliverability of the site
has been subject to extensive
assessment through the SHELAA
process as outlinned within the
evidence base. The assessment of both
sites concluded that they were located
in unsustainable locations, unrelated
to the existing settlement of Matlock.
SHLAA site 381 also lies partially within
the floodplain.Both sites were
therefore considered to be
undevelopable. Further evidence
would need to be provided on the
sustainability of the location of the site
and the Pre Submission version of the
Plan allocates sufficient land to meet
the Objectively Assessed Need for
housing. Accordingly at this stage it is
not considered appropriate to reevaluate the suitability of the site for
development.

No Change

HC2 Housing Land Allocations

5304/546

n/a
Williams
Management
Services Ltd

Policy HC2

REPRESENTATION
We welcome the inclusion of housing allocation HC2w (Former Permanite Works)
within Policy HC2 of the Pre-submission Draft Local Plan. The allocation of this site will
make an important contribution towards addressing the Borough’s unmet and future
housing needs and contribute to the delivery of the wider Cawdor site.
Further to our representations made through the Call for Sites exercise in December
2014 (see EP2), our client has interests in land beyond the draft housing allocation
referred to above. See the map enclosed with our representations to the Call for Sites
Exercise at EP3 for the extent of our client’s land interests. This land in its entirety is
available, suitable and viable for residential development.
It is understood that the land beyond the draft housing allocations referred to above
was considered by the Council through the SHLAA exercise and is referenced as
SHLAA381 and SHLAA472. The stated reason for the Council discounting these sites as
potential housing allocations is as follows (see EP3):
“The site is situated within an unsustainable location, in the countryside and
unrelated to existing settlements.” (see EP4)
The Council’s concerns do not appear to stem from any technical planning
considerations e.g. landscape, setting of the national park, ecology. We would agree
that such matters can be addressed through a planning application. The release of the
land referenced as SHLAA381 and SHLAA472 would not be viewed as isolated within
the context of the draft housing allocation (HC2W) coming forward, together with the
mixed-use development at Cawdor Quarry. The latter will incorporate a range of key
services, such as employment and retail/leisure facilities, within an easy and
convenient walking distance for future occupiers.The release of land parcels
SHLAA381 and SHLAA 472, together with the draft housing allocation (HC2W) and the
redevelopment of Cawdor Quarry, should be seen as an extension to Matlock town
centre. The town centre and train station are both less than 2km away from the
furthest point of SHLAA381. All of the land shown at EP3 could come forward as a
strategic site allocation with the Council able to secure a masterplan approach to the
release of land for housing. Vehicular and pedestrian access to SHLAA381 and
SHLAA472 and the draft housing allocations (HC2W) would be via Cawdor Quarry
SUGGESTED CHANGE TO PLAN
We propose the release of SHLAA381 and SHLAA472 for residential development. The
release of this land together with the draft housing allocation (HC2W) and Cawdor
Quarry has the potential to deliver 790 new houses within the short to medium term.
The delivery of 790 new houses would make a significant contribution towards
meeting the Borough’s full OAN, consistent with paragraph 47 of the NPPF. It would
introduce substantial benefits in terms of addressing affordability, the supply of
affordable housing, economic/job growth and the vitality and viability of Matlock
town centre.

453

Chapter 6 Page 81

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

Comments regarding the site at Porter
Lane, Middleton are noted. The
suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlined within the evidence base
(SHLAA480). The site assessment
concluded that the site is
undevelopable due to it is in an
unsustainable location, unrelated to
nearby settlements and with limited
accessibility to services and facilities.

No Change

HC2 Housing Land Allocations

2164/360

Mr Sheldon

HC2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated.
The site shown coloured red on the plan below at Porter Lane, Middleton is better
suited and more readily available for development than many of the allocated sites. It
is in a sustainable location and would help the Council achieve its objectively assessed
need.
The site is accessible to a range of services and opposite a site under development for
housing. It has low landscape value, no ecological value and there are no constraints
to development. Plan included - refer to supporting documentation.
SUGGESTED CHANGE TO PLAN
Allocate the above mentioned site for housing development
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Furthermore in accordance with the
NPPF requirement to significantly
boost the supply of housing the Local
Plan seeks to meet the objectively
assessed needs for housing for the
Derbyshire Dales in full. As such it it is
not considered necessary to consider
the allocation of any further sites at
this stage.

Chapter 6 Page 81

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes.

No Change.

HC2 Housing Land Allocations

6212/278

Mrs Jenni Bull

HC2

REPRESENTATION
The plan fails to include land to the South of Station Street, Ashbourne (marked in red
on the attached plan), despite the land being included as a draft allocation in the
previous draft plan. The site is in a highly sustainable location close to Ashbourne
Town Centre and would add to the range and types of housing sites in the town. It is
understood that the site was omitted due to concerns on the Council's part over the
deliverability of the access however it it the belief of the landowner that an access
solution can be found.
SUGGESTED CHANGE TO PLAN
Include the site within the settlement development boundary for Ashbourne.
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In the case of the site to the south of
Station Street, Ashbourne the SHELAA
assessment concluded that the site is
not suitable for development due to
highway constraints and therefore
discounted from the SHELAA and
unsuitable and not deliverable.
Accordingly the site has not been
recommended for allocation within
the Plan. In the absence of information
to demonstrate that the site can be
appropriately accessed and delivered
it is appropriate that the site is not
allocated within the Local Plan.
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Comments regarding the development
of the Matlock Transport Site,
Northwood Lane are noted. The site
has been through an extensive process
of assessment as part of the SHELAA
process. Although the assessment
concluded that the site was suitable
for development the developer of the
site has indicated to the District
Council that there is little probability
of the development proceeding and no
suitable sites have been sought for
relocation of the existing business.
Therefore the site has been assessed
as undevelopable at this point in time.

No Change

HC2 Housing Land Allocations

6229/171

Mr Paul & Mrs
June Callard

HC2

REPRESENTATION
We are very disappointed to learn that the Lowes Transport site at Northwood Lane is
not included in the Plan. As lifelong residents of Northwood Lane, we and most other
residents, would welcome housing as an alternative site, there will be no threat to
jobs as a result of developing this site for housing. This is a brownfield site and
should be developed before any Greenfields are released for development. Similarly,
Waters Transport at Darley Bridge would welcome relief from huger lorries driving
past their front doors.
SUGGESTED CHANGE TO PLAN
Re-allocate land Lowes Transport Site, Northwood for housing development in the
Derbyshire Dales Local Plan.
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The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. The
Plan should allocate sufficient land to
meet Objectively Assessed housing
need. There is insufficient suitable land
within Derbyshire Dales to do this, so
all sites assessed as developable and
deliverable have had to be included in
the Plan. All allocated sites in the Local
Plan have been assessed by a number
of relevant agencies and professional
officers to ascertain and identify any
potential impacts from the
developments. Where impacts have
been identified, mitigation measures
are to be applied as part of any
development of the site and these will
be identified at planning application
stage through conditions where
necessary. The issues raised on the
Policies HC2(u), (a), (e), (f) and (g) have
been assessed and addressed as part
of the detailed SHELAA assessments
for individual sites. Therefore it is
recommended that no changes to the
policy allocations are necessary.

No Change

HC2 Housing Land Allocations

5628/296

Mr Tim Silvester
Campaign to
Protect Rural
England (CPRE)
Derbyshire
Branch

Hc2

REPRESENTATION
We would like also to register our strong objections to a number of highly sensitive
sites and locations. Given our views on the opportunity that exists to reduce
proposed housing numbers, as set out above, we believe that approximately 62
hectares of development land identified in the draft Plan could be removed. Our
priority sites for removal are:
HC2(u) land off Gritstone Road/Pinewood Road Matlock
A highly sensitive landscape site adjacent to Matlock Moor, encroaching on the
character of the town fringes and suburbanising an unspoilt area on the fringes of the
town. Major traffic problems would be caused by development on this site, and any
houses are likely to encourage out commuting, given the site is adjacent to routes to
Chesterfield and motorway links.
HC2 (a) Land at Lathkill Drive Ashbourne
This site has high landscape and nature conservation value which cannot be
mitigated, and therefore should not be developed, in line with the draft Plan’s stated
policies on landscape and wildlife.
HC2 (e,f and g) Land north of A52, Land adjacent to Alley Walk and Land at Luke
lane/Mercaston lane Brailsford
All of these sites have landscape sensitivity and their development would lead to an
unacceptable and unsustainable growth in Brailsford, spoiling the rural village and
essentially turning into a commuter suburb for out-commuting to Derby and beyond.
We also have concerns about over-development at Doveridge and at Hulland Ward,
but regrettably have not had the time or resources to develop a clear position on
specific sites.
SUGGESTED CHANGE TO PLAN
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Comments regarding land north of
Derby Road, Doveridge are noted. The
suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process (ref
SHLAA511as outlined within the
evidence base. The assessment of the
site concluded that the site is
constrained and not suitable for
development, due to the heritage
issues identified. Accordingly the site is
considered undevelopable. The Pre
Submission version of the Plan
allocates sufficient land to meet the
Objectively Assessed Need for housing.
At this stage it is not considered
appropriate to re-evaluate the
suitability of the site for development.

No Change

HC2 Housing Land Allocations

6067/161

Doveridge
Management
Limited

HC2

REPRESENTATION
Policy HC2 proposes the allocation of sites to help meet future housing requirements
over the plan period. For Doveridge, three sites are proposed for allocation including:
HC2M Land at Cavendish Cottage 46 dwellings
HC2N Land at Derby Road/Hall Drive 85 dwellings
HC2O Land at Marston Lane 18 dwellings
The sustainability Appraisal report accompanying the submission version of the Plan
sets out appraisals of various sites in Doveridge included in the SHLAA and the
reasons for rejection as reasonable alternatives. The land to the north of Derby road
is assessed as shlaa site 511. The assessment notes that the site is generally level and
lies within an area of low landscape sensitivity and there is capacity for development
across the site. The site is rejected on the basis heritage impacts on archaeology
(surviving ridge and furrow).
It is considered that the suggested heritage constraints do not provide sufficient
justification for the rejection of the site. It is noted that for the land to the South of
derby road (HC2N) proposed for allocation the Sustainability Appraisal notes residual
significant effects relating to heritage assets. Table 4.6 of the Sustainability Appraisal
refers to ridge and furrow being extensive on the site with high significance , negative
effects on non-designated heritage assets (landscape park) and the setting of a nondesignated asset (former North Lodge). the assessment concludes that, whilst
mitigation measures will be required, a potential significant effect remains due to the
substantial nature of the archaeological issues relating to the site.
The heritage implications associated with the development of the land to the north of
Derby Road are more limited than those associated with the allocated site to the
South of Derby Road where the Sustainability Assessment acknowledges significant
negative effects remain.
The land to the North of Derby Road therefore represents an at least equally suitable
site for allocation when compared with the land to the South of Derby Road. The site
is well related to the existing settlement form and would not result in any intrusion
into the wider landscape. Allocation of the site would provide for a further 50
dwellings. This would provide for flexibility in the plan and would not increase
additional housing provision in Doveridge to a level out of keeping with the scale and
character of the existing settlement.
To demonstrate how the site could be successfully developed, an indicative
masterplan has been prepared and is submitted as part of these representations. This
shows an access to the site from Upwoods Road and the retention of existing
landscape buffers on the northern and southern site boundaries.
Policy HC2 should be amended to include the land north of Derby Road as an
allocation for 50 Dwellings.
Refer to supporting documentation and Masterplan submitted as attachments to
response form
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SUGGESTED CHANGE TO PLAN
The land north of Derby Road, Doveridge should be included as an additional
allocation in the plan and policy HC2 should be amended accordingly.
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Comments regarding the distribution
of housing allocations across the
District. As part of the evidence base
which supports the Local Plan the
District Council a Settlement Hierarchy
Assessment was undertaken. The
settlement hierarchy assessed social
and economic indicators to identify
those settlements which could best
accommodate major development,
and site specific allocations, in order
to direct new development towards
the most sustainable locations. The
most up-to-date Settlement Hierarchy
(June 2016) is available on the District
Council’s website.

No Change.

HC2 Housing Land Allocations

6286/430

The Shirley
Children's Trust

see full
written
representatio
n sent
separately by
email

REPRESENTATION
There is inadequate attention to the rural villages in Derbyshire Dales. There are no
allocations for housing in all but a handful of rural settlents.
The council's assumption is therefore that either there is no housing need generated
by rural settlements, or there is a blanket restriction on development in most villages.
This simply cannot be true, this position is not adequately justified within the local
plan, the policy stance for rural settlements is not positive and inconsistent with the
NPPF and NPPG which says that a sound local plan must cover need derived from all
settlemnts
SUGGESTED CHANGE TO PLAN
see written representations sent separately

Within this assessment a fifth tier of
settlements was identified in order to
distinguish them from the wider
countryside and allow the
consideration of small scale
development to help to sustain local
facilities without compromising the
character of the settlements. This tier
allows for development which will
meets the needs of the settlement,
commensurate to the size of the
settlement. No chnages to the
settlement hierachy or housing
allocations are recommended.
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Concerns related to the proposed
devlopment at Thatchers Croft
,Tansley including regarding the
density and quality of the houses are
noted. This site has been through an
extensive assessment process as part
of the SHELAA and found to be
suitable, achievable and available and
therefore developable for residential
development. The outline application
is still pending consideration and
issues such as the design of the
housing would be dealt with as a
reserved matter within the Full
application should the outline
application be succesful. Tansey was
assessed within the Settlement
Hierahcy as a tier 3 settlement and
should thereofre be allocated a
proportion of the required
development.

No Change

HC2 Housing Land Allocations

5843/719

Stephen
Hodgson

HC(x), HC2(y),
HC2 (z)

REPRESENTATION
Policy HC2(x) Land at Thatchers Croft, Tansley Policy HC2(y) Whitelea Nursery, Tansley
Policy HC2(z) Land at Tansley House Gardens, Tansley
Page 49 to 51
Land at Thatchers Croft Tansley policy HC2 (x)
The land at Thatchers Croft has been thoroughly investigated in previous years
causing high tensions with adjacent neighbours and came to a conclusion after an
appeal. It is inconceivable that all the work and emotional heartache was for no
reason. Completely overturned by the local authority.
The density of housing, as is the case for most of these new developments is
extremely high and out of character with the adjacent neighbourhood. It is proposed
for 19 dwellings to be built on this land. This is higher density than even the newest
properties on the adjacent land.
The local authority needs to take control of the housing density proposed and not
leave this to profiteering developers who mainly are interested in escalating the value
of the land rather than enhancing the village environment.
This land HC2(x) should have no more than 10 properties in total. This would then
compliment the mix of densities surrounding it. It would also not overburden the
access road Thatchers Croft.
My biggest objection is:
•
every development proposed is developer controlled with huge housing
densities that will in the future become a problem.
•
The quality of new building is dictated by the developers and my experience
of new build is always poor. The local authority is burdening itself with a legacy of
low-cost high-density poorly built property, out of keeping with the local areas.
•
There is no control little control over the developer who often builds up the
lowest common denominator. E.G.the local area may require stone built properties,
however, developer builds the properties using machine cut cheap artificial stone,
and even to the untrained eye the character of the area will be lost.
•
Tansley is a small village, was a small village!, However, the proposed 3 site's
will and 97 new high-density properties and this high-density construction on its own
will evaporate the character of the village. 97 properties is a high for Tansley,
compared with other options, so ultimately Tansley is destined to lose its village
character.
•
The proposals mention Tansley has facilities, however, it has none, no shops,
you do need a car to get into Matlock.

Regarding traffic, 97 new properties will create between 100 and 200 extra vehicles
assuming most people individually have their own car. These vehicles are crammed
into high-density site's. In the summer, there are queues entering Matlock at
weekends and sometimes during the week. The A415 cannot be widened, so any
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Comments raised on the overall
number for the plan area and the
national park effect are noted. The
District council has calculated the OAN
for the District using the standard
methodology set out in the NPPG.The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits. The NPPF also
places protection on National Parks
and states that major developments
should be not be approved within
them except from in exceptional
circumstances. The District Council is
therefore required to find available
and suitable land to accommodate for
the majority of the OAN.
With regard to the White Lea Nursery
and Tansley House Gardens sites both
have been through an extesncive
assessment process as part of the
SHELAA and found to be suitable,
achievable and available and therefore
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additional development this side of Tansley is going to increase the traffic on this
road. The traffic is already high, and there is little way to improve the road structure.
The plan wants to demonstrate attention to retaining the rural ambience of the area
however introducing all these properties I.E.over 6008 town the size of Matlock's
unsustainable.
The fact that the peak district national park takes up 50%, should not mean that the
remaining 50% takes the burden of effectively doubling its housing intake.
Finally, all the reports and analysis were created prior to the Brexit vote and the
outcome will have a profound impact on future population growth and property
prices. Developers, may think twice before commencing these proposed
developments until such time as demand can be properly established. Therefore, I
would say that all the analysis carried out cannot be certain and the projections are
far too much in the future, anything could happen. Example, people could start to exit
the UK, who knows but the Brexit vote will certainly have an impact.
Therefore, the plans and all these proposals should be viewed in the context as only
plans and not a foregone fait accompli conclusion, because many people view all
these proposals as a fait accompli.

Whitelea Nursery, Tansley Policy HC2(z) Land at Tansley House Gardens, Tansley
these further to parcels of land will no doubt suffer the same fate as Thatchers Croft
HC2(x), however, I was pleased to see some thought had gone into the Tansley house
Gardens site by the developer. However, the same question arises as to who controls
the environment we live in, because, it appears to be completely in the hands of the
developers, the local people appear to be resigned and have little say in their own
habitat.
When people move to a location with the very high cost of relocation, stamp duty,
agents fees, solicitors, property alterations, the move to an area with extreme caution
and only lived there when the area meets their needs, insofar as they consider their
surroundings, and the move is very emotional to them, they often want the property
to be there dream house. So when a local authority changes the complete
surroundings around them how does that make them feel. It can be devastating, it's
can make people angry, it can make people relocate and cost them a lot of money,
some people may like the changes, but mainly these changes are ruined by the lack of
control by the local authority and the incumbent villages.
If these properties are needed, then don't do it at the expense of the future and
exercise control over the developers not let the developers rule the roost. Please
maintain the beauty of the area at all costs and this should never be compromised.
Try to develop more low density housing, houses with gardens, natural stone built
properties, designed properly for the locality, houses people want to live in and
houses that the neighbours that have to have them next door, feel happy to be living
next to. This is not a utopia, it just needs a little control and thought and good design,
not over analysed planning but planning that comes from the heart.
Thank you
SUGGESTED CHANGE TO PLAN
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developable for residential
development. Details relating to the
design of the dwellings would be taken
into account in the decision making
process were an application to be
made.
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No comment

Comments regarding land at Stancliffe
Hall are noted.

No Change

REPRESENTATION
Policy S6 states that in order to meet the requirement of 6440 dwellings over the plan
period, 3208 dwellings on new sites need to be provided which are allocated in Policy
HC2. The Council should be reminded that in any event the target figure of 6440 is a
minimum requirement not a maximum. Whist prima facie Policy HC2 meets the 6440
target, the allocation of further sites such as Stancliffe Hall, would allow for slippage
which is likely to occur if the allocated sites do not come forward and would provide
flexibility to enable the housing requirement to be met at all times throughout the
Plan period. It would also compensate for the removal of the Stancliffe Quarry site
from the list of housing allocations (this is discussed in a separate representation).
The site at Stancliffe Hall, which is shown as Plan 1 under separate cover, is available,
deliverable and achievable and would accordingly be able to contribute to the
Council’s 5 year housing land supply immediately.
The Council will be aware that throughout the preparation of the withdrawn local
plan the Council concluded that the Stancliffe Hall site was suitable for development.

The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlinned within the evidence base.
The assessment of the site concluded
that the site was undevelopable due to
the impacts on the historic
environment. This assessment
included dialougue with key agenices
and the District Council's Conservation
and Landscape Officers. The
assesment of the site was wholly
appropiate and the Pre Submission
version of the Plan allocates sufficient
land to meet the Objectively Assessed
Need for housing. Accordingly at this
stage it is not necessary to re-evaluate
the suitability of the site for
development.

HC2 Housing Land Allocations

2221/492

Ms D Fern

Policy HC2

However, in April 2016 an updated SHLAA was published by the Council that
concluded that the site was undevelopable and constrained.
The Council's assessment of the site and the decision to not consider it as a
preferable site is not soundly based. Our assessment of the 5 Red Scores as identified
in the 2016 SHLAA is set out below:
1. Historic Environment – Stancliffe Hall is a Grade II Listed Building. By association so
is the boundary wall to Whitworth Road. The SHLAA assessment refers to “harmful
impact” on Stancliffe Hall and the associated parkland and setting. There is no
detailed assessment or reasoning to support this conclusion. Our client has taken
advice from a Heritage Consultant who is firmly of the opinion that this is an
unsupportable stance.
Our analysis indicates that any “harm” would be “less than substantial”. Paragraph
134 of the NPPF indicates that where less than substantial harm would occur then
“this harm should be weighed against the public benefits of the proposal, including
securing its optimum viable use”. The Council has not undertaken this exercise. The
Public Benefits that could be associated with the proposed development are set out
below:
1. Provision of market housing in a Local Service Centre.
2. Provision of affordable housing
3. High quality exemplar design.
4. Re-instatement of the Parkland topography and parkland tree planting.
5. Management of existing trees.
6. Enhanced bio diversity.
7. Surface water drainage system to capture water runoff in a controlled manner.
8. Removal of incongruous metal railing from the boundary along the Whitworth Road
frontage.
463
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In our view these represent very significant public benefits that far outweigh any less
than substantial harm to heritage assets. This criteria assessment should be reviewed
to be “amber” (at worst) not “red”.
2. Trees and Hedges – There are a number of trees on the site but only a small
number to accommodate the access need to be felled. We do not agree that there
are no opportunities to mitigate - there is considerable scope for additional parkland
trees planting both within the SHLAA site and on other land owned by our client. We
do not agree that this parameter scores “Red"; it should be amber at worst.
3. Health Facilities - the walking distance to local health facilities is accepted.
4. Previously Developed Land - this is accepted but is in common with most sites being
promoted in the Pre submission Plan. So in relative terms is not a disadvantage.
5. Open Space and Recreation - the SHLAA assessment indicates that development
will result in the loss of a cricket pitch and a running track. This is very misleading.
Both facilities have not been used for over 20 years. They were provided when
Stancliffe Hall was a school; that use ceased 20 years ago. The facilities were never
used by any other parties other than school children attending the school; they were
not open to the general public. They actually represent an incongruous engineering
feature in this locality. This parameter should not be categorised “Red". There may
be opportunities to provide public open space and recreational facilities in
conjunction with the development of this site.
On the basis of the above we consider that the land at Stancliffe Hall should be
allocated for housing development in the Local plan.Policy S6 states that in order to
meet the requirement of 6440 dwellings over the plan period, 3208 dwellings on new
sites need to be provided which are allocated in Policy HC2. The Council should be
reminded that in any event the target figure of 6440 is a minimum requirement not a
maximum. Whist prima facie Policy HC2 meets the 6440 target, the allocation of
further sites such as Stancliffe Hall, would allow for slippage which is likely to occur if
the allocated sites do not come forward and would provide flexibility to enable the
housing requirement to be met at all times throughout the Plan period. It would also
compensate for the removal of the Stancliffe Quarry site from the list of housing
allocations (this is discussed in a separate representation). The site at Stancliffe Hall,
which is shown as Plan 1 under separate cover, is available, deliverable and
achievable and would accordingly be able to contribute to the Council’s 5 year
housing land supply immediately.
The Council will be aware that throughout the preparation of the withdrawn local
plan the Council concluded that the Stancliffe Hall site was suitable for development.
However, in April 2016 an updated SHLAA was published by the Council that
concluded that the site was undevelopable and constrained.
The Council's assessment of the site and the decision to not consider it as a
preferable site is not soundly based. Our assessment of the 5 Red Scores as identified
in the 2016 SHLAA is set out below:
1. Historic Environment – Stancliffe Hall is a Grade II Listed Building. By association so
is the boundary wall to Whitworth Road. The SHLAA assessment refers to “harmful
impact” on Stancliffe Hall and the associated parkland and setting. There is no
detailed assessment or reasoning to support this conclusion. Our client has taken
advice from a Heritage Consultant who is firmly of the opinion that this is an
unsupportable stance.
Our analysis indicates that any “harm” would be “less than substantial”. Paragraph
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134 of the NPPF indicates that where less than substantial harm would occur then
“this harm should be weighed against the public benefits of the proposal, including
securing its optimum viable use”. The Council has not undertaken this exercise. The
Public Benefits that could be associated with the proposed development are set out
below:
1. Provision of market housing in a Local Service Centre.
2. Provision of affordable housing
3. High quality exemplar design.
4. Re-instatement of the Parkland topography and parkland tree planting.
5. Management of existing trees.
6. Enhanced bio diversity.
7. Surface water drainage system to capture water runoff in a controlled manner.
8. Removal of incongruous metal railing from the boundary along the Whitworth Road
frontage.
In our view these represent very significant public benefits that far outweigh any less
than substantial harm to heritage assets. This criteria assessment should be reviewed
to be “amber” (at worst) not “red”.
2. Trees and Hedges – There are a number of trees on the site but only a small
number to accommodate the access need to be felled. We do not agree that there
are no opportunities to mitigate - there is considerable scope for additional parkland
trees planting both within the SHLAA site and on other land owned by our client. We
do not agree that this parameter scores “Red"; it should be amber at worst.
3. Health Facilities - the walking distance to local health facilities is accepted.
4. Previously Developed Land - this is accepted but is in common with most sites being
promoted in the Pre submission Plan. So in relative terms is not a disadvantage.
5. Open Space and Recreation - the SHLAA assessment indicates that development
will result in the loss of a cricket pitch and a running track. This is very misleading.
Both facilities have not been used for over 20 years. They were provided when
Stancliffe Hall was a school; that use ceased 20 years ago. The facilities were never
used by any other parties other than school children attending the school; they were
not open to the general public. They actually represent an incongruous engineering
feature in this locality. This parameter should not be categorised “Red". There may
be opportunities to provide public open space and recreational facilities in
conjunction with the development of this site.
On the basis of the above we consider that the land at Stancliffe Hall should be
allocated for housing development in the Local plan.
SUGGESTED CHANGE TO PLAN
The site at Stancliffe Hall should be included as a housing allocation in the Local Plan.
The site is available, deliverable and achievable and would contribute to the 5 year
housing land supply. The 2016 SHLAA assessment that has been undertaken by the
Council is inaccurate and accordingly this should be revisited in light of the above
comments.
Policy HC2 should include land at Stancliffe Hall, Whitworth Road, Darley Dale (5.82
Ha) as a housing allocation. The following should be added to the policy:
HC2

Land at Stancliffe Hall, Whitworth Road, Darley Dale 5.0 ha
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Comments regarding land at the
Whitworth Trust, Darley Dale
(SHLAA176) are noted.

No Change

HC2 Housing Land Allocations

2418/336

Ingrid Pasteur

HC2

REPRESENTATION
I wish to object to the exclusion of the Whitworth land off Dale Road North as a
suitable site for some housing. The carefully prepared plan offers some much needed
land for building and an extra bit of park and open space for the residents of Darley
Dale. The reasons for excluding it are inaccurate and incomprehensible. Please
reconsider.
SUGGESTED CHANGE TO PLAN
Reconsider site.
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The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process, where it
was concluded that development of
this site would have adverse harm on
the heritage asset ie the Whitworth
Centre, and such harm could not be
mitgated against. As such it was
considered inappropriate to allocate
this area of land in the Local Plan.

Chapter 6 Page 81

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT
No Comment

Comments regarding land at Stancliffe
Hall are noted. The suitability,
availability and deliverability of the site
has been subject to extensive
assessment through the SHELAA
process as outlined within the
evidence base. The assessment of the
site concluded that the site was
undevelopable due to the impacts on
the historic environment. This
assessment included dialougue with
key agenices and the District Council's
Conservation and Landscape
Officers.The Plan allocates sufficient
land to meet the Objectively Assessed
Need for housing. Accordingly at this
stage it is not considered appropriate
to re-evaluate the suitability of the site
for development.

No Change

HC2 Housing Land Allocations

2221/490

Ms D Fern OBE

Sustainability
Appraisal
Report Parts 2
&3
Appendices
and Strategic
Housing and
Employment
Land
Availability
Assessment,
initial
evidence April
2016.

REPRESENTATION
We disagree with the analysis and conclusion of SHLAA site ref 240 – Stancliffe Hall
(April 2016). The Council will recall that in the previous SHLAA for the withdrawn
local plan this site was considered suitable for housing (under SHLAA ref CSAS 96).
We disagree with the analysis that has been undertaken in the most recent SHLAA
(April 2016) and can see no reason as to why the Council has changed its decision on
the suitability of this site as a housing allocation. We have undertaken our own
assessment of the “red” scores of the 2016 SHLAA and conclude as follows:
1. Historic Environment – Stancliffe Hall is a Grade II Listed Building. By association so
is the boundary wall to Whitworth Road. The SHLAA assessment refers to “harmful
impact” on Stancliffe Hall and the associated parkland and setting. There is no
detailed assessment or reasoning to support this conclusion. Our client has taken
advice from a Heritage Consultant who is firmly of the opinion that this is an
unsupportable stance.
Our analysis indicates that any “harm” would be “less than substantial”. Paragraph
134 of the NPPF indicates that where less than substantial harm would occur then
“this harm should be weighed against the public benefits of the proposal, including
securing its optimum viable use”. The Council has not undertaken this exercise. The
Public Benefits that could be associated with the proposed development are set out
below:
1. Provision of market housing in a Local Service Centre.
2. Provision of affordable housing
3. High quality exemplar design.
4. Re-instatement of the Parkland topography and parkland tree planting.
5. Management of existing trees.
6. Enhanced bio diversity.
7. Surface water drainage system to capture water runoff in a controlled manner.
8. Removal of incongruous metal railing from the boundary along the Whitworth Road
frontage.

In our view these represent very significant public benefits that far outweigh any less
than substantial harm to heritage assets. This criteria assessment should be reviewed
to be “amber” (at worst) not “red”.
2. Trees and Hedges – There are a number of trees on the site but only a small
number to accommodate the access need to be felled. We do not agree that there
are no opportunities to mitigate - there is considerable scope for additional parkland
trees planting both within the SHLAA site and on other land owned by our client. We
do not agree that this parameter scores “Red"; it should be amber at worst.
3. Health Facilities - the walking distance to local health facilities is accepted.
4. Previously Developed Land - this is accepted but is in common with most sites being
467
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promoted in the Pre submission Plan. So in relative terms is not a disadvantage.
5. Open Space and Recreation - the SHLAA assessment indicates that development
will result in the loss of a cricket pitch and a running track. This is very misleading.
Both facilities have not been used for over 20 years. They were provided when
Stancliffe Hall was a school; that use ceased 20 years ago. The facilities were never
used by any other parties other than school children attending the school; they were
not open to the general public. They actually represent an incongruous engineering
feature in this locality. This parameter should not be categorised “Red". There may
be opportunities to provide public open space and recreational facilities in
conjunction with the development of this site.
SUGGESTED CHANGE TO PLAN
Policy HC2 should include land at Stancliffe Hall, Whitworth Road, Darley Dale (5.82
Ha) as a housing allocation. The following should be added to the policy:
HC2

Land at Stancliffe Hall, Whitworth Road, Darley Dale 5.0 ha
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Comments Noted - The evidence does
indicate that there is likely to be
significant changes at key junctions in
Matlock, however in the absence of a
strategic objective from Derbyshire
County Council as Highways Authority,
none of the sites identified in the Local
Plan have been removed as they are all
required to meet the OAN
requirement. Mitigation measures will
be required and these will emerge as
the details of individual proposals
come forward. The two sites of
concern were not subject to any
objections from the Highways
Authority in terms of being able to
provide a safe access into the site.

No Change

HC2 Housing Land Allocations

3862/199

Ms Jane Holmes

HC2

REPRESENTATION
I have found the response form very difficult to use and I just wanted to submit my
general feelings.
I accept that we need more houses. However I just don’t feel we have the
infrastructure to cope. The traffic in Matlock is bad and the idea of adding to this is
somewhat worrying. Also do we actually have the number of extra school places and
places at our doctor’s surgeries to cope with this. I really feel there needs to be more
emphasis on infrastructure.
I am particularly concerned about the proposed developments on our lane HC2(h)
and HC2(i) as these do not fall within the settlement boundaries for Matlock or Darley
Dale. The road is simply not capable of taking more traffic. Trying to get out onto the
A6 in a car often takes many minutes. Trying to cross the A6 to get to the footpath
along the river or the new cycleway is often a very lengthy process and it is also
dangerous. There are also many springs on the hillside which will be affected if
building goes ahead.
Overall I feel that infrastructure considerations need far more emphasis and the
effect on what is beneath the ground
SUGGESTED CHANGE TO PLAN

469

In terms of infrastructure issues Policy
S11 seeks to ensure that these matters
are adequately addressed as planning
applications come forward. This
includes ongoing discussions with the
CCGs in respect of the medial facilities
and Derbyshire County Council as
education authority over the need for
additional school places etc.
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We have read the draft proposals of the Local Plan and are generally in agreement
with its content.

The request for land at Abbey Crook
Cactus Nurery, Darley Dale to be
allocated within the Local Plan is
noted.

No Change

HC2 Housing Land Allocations

4209/343

Dr. Gillian M
Fearn & Mr
Brian Fearn

HC2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
We have read the draft proposals of the Local Plan and are generally in agreement
with its content. After some discussion regarding the timescale of the Plan we have
concluded that we would like to offer our land at Abbey Crook Cactus Nursery, Old
Hackney Lane to be made available for residential development. We are currently still
running the nursery as a small business, however given personal circumstances it will
very soon cease. The site is completely enclosed by housing on three sides, and by the
new Meadow View Care Centre next to the Whitworth Hospital on the fourth side,
and development would have very little impact upon the general landscape. It is well
screened by trees and was included within a previous version of the Plan. We hope
that this offer will help you to reach your housing targets.

470

However in accordance with the NPPF
requirement to significantly boost the
supply of housing the Local Plan seeks
to meet the objectively assessed needs
for housing for the Derbyshire Dales in
full. As such it it is not considered
necessary to consider the allocation of
any further sites at this stage.
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The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. Both
Cawdor Quarry and Halldale Quarry,
Matlock are allocated sites for mixed
use development within the
Derbyshire Dales Local Plan, under
Policy HC2( t) and HC2(w). No changes
are recommended.

No Change

HC2 Housing Land Allocations

5967/331

Harry
Rosenbaum

HC2

REPRESENTATION
There would be no issues with housing allocations if all new housing was on the other
side of the river and crown square. There is also the issues concerning large areas
taken by the Peak Park where almost no extra housing is allowed. I understand that
the housing quota takes no account of this yet Peak Park is about 50% of the total
area. This situation is nonsensical and surely if constant presentation of this anomaly
is made to Central Government the quota for Derbyshire Dales could be
proportionately reduced.
SUGGESTED CHANGE TO PLAN
It is suggested that the Council look again at the use of the disused quarries for all
Matlock new housing, Halldale and Cawdor. Not only would this make the town more
geographically balanced but the following advantages would result:
The sites are brownfield and should have precedence over greenfield:
The roads in the area, Cawdor Way, Snitterton Road, Salter Lane could be suitably
developed and would leave Chesterfield Road and the estate roads around Gritstone
and Cavendish areas, most overloaded nowwithout increased traffic and without
extra junction hazards. (Note that on Saturdays the traffic in Cavendish Road already
increases with football followers by hundreds of cars ).
The new houses in these areas would be much closer to the town centre and shops.
The Wolds could have a footpath, maybe to Hackney Road and a cycle track as
positive amenities to the town.
Most of the problems listed regarding the Council's proposed scheme would be
eliminated.
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HC2 Housing Land Allocations

453/98

Michael Cannon

HC2

No Change.

REPRESENTATION
For the reasoning set out under policies S3, S5 and S6, the proposed allocations within
Policy HC2 are the result of a flawed analysis of sites within the SHLAA and as a
consequence propose that settlements such as Brailsford , Doveridge and Hulland
Ward should take disproportionate levels of growth relative to other settlements
within the same settlement tier which is both unjustified and unsustainable.
The proposed allocations seem to pay little regard to existing commitments which, in
settlements such as Brailsford and Doveridge, result in the combined allocations and
commitments being totally disproportionate to their form, purpose and status when
compared with settlements within the same tier. For example Brailsford’s combined
total of commitments and allocations is 222 houses which is 7 times greater than that
for Cromford and 3 times greater than that for Tansley, despite both of these
settlements being given greater overall scores for sustainability. Whilst it is
acknowledged that opportunities for growth within each settlement will differ, this
does not justify settlements such as Brailsford having to take disproportionate and
unsustainable levels of growth that would have significant effects upon its character
and function and be out of proportion to the existing level of facilities.
Site specific objection is raised to the proposed allocations HC2 e, HC2f and HC2 h
which would individually and collectively result in a scale of growth of Brailsford
being disproportionate and unsustainable. Furthermore it is contended that each of
these proposed allocations would constitute unsustainable development by reason of
harm particularly to important environmental considerations that would not justify
their individual allocation.
SUGGESTED CHANGE TO PLAN
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All sites have been subject to a
detailed assessment undertaken
through the SHELAA process which
complies with the methodology as set
out within the NPPF and NPPG. The
Local Plan must provide a strategy for
sustainable development and locate
development proposals to the most
sustainable locations. Brailsford and
Doveridge are identified in the
settlement hierarchy and
accompanying settlement hierarchy
evidence base report to be the larger
more sustainable villages within the
plan area which can accommodate
some new residential development.
Whilst other locations within the same
tier of the settlement hierarchy may
have less proposed allocations than
Brailsford and Doveridge this is a result
of the availability of suitable and
deliverable sites in these locations.
Had appropriate sites be identified in
other tier three settlements then they
would be allocated. The failure to fully
meet the objectively assessed need for
housing would undermine the ability
to the District Council to provide a
sound local plan and removing
allocations without any alternative
sites would be inappropriate.
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Support for the development of
Brownfield sites is welcomed.

No Change.

HC2 Housing Land Allocations

6295/704

Anna-Louise
Pickering

general

REPRESENTATION
I support the Plan overall in respect of the District as a whole, and I would welcome
the development of brownfield sites ie. Cawdor, Permanite and Halldale near
Snitterton as long as there will be absolutely no encroachment into greenfields.
SUGGESTED CHANGE TO PLAN
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Comments regarding the housing
target are noted. The District Council
has assessed all available land
submitted through the SHELAA
process. Unfortunately there is
insufficient suitable brownfield land
available to meet the OAN as required
in paragraph 47 of the NPPF and
therefore some greenfield land has
had to be allocated.

No Change.

HC2 Housing Land Allocations

2182/172

Mr John Charvill
Farmer

HC2

REPRESENTATION
Before any more decisions are taken on large scale housing developments based on
dubious Government estimates of homes required resulting in yet more valuable
agricultural land disappearing, more information needs to be gathered and
considered. Firstly the number of houses already built and not sold while developers
hold out for exorbitant prices, an increase in Council Tax onSuch empty properties
could encourage sales. Secondly now that so many people shop at supermarkets and
online, a trend that can only increase, many town centre shops are standing empty,
many of these could be converted to private houses and flats which could be offered
at prices that would provide an opportunity for young first time buyers to get a foot
on the housing ladder.
SUGGESTED CHANGE TO PLAN
So many new builds are a collection of 4 and 5 bedroom mini-mansions that do
nothing to help those in need. Lastly there are still many disused barns and farm
buildings which would be ideal for conversion. Any plan that means the destruction
of yet more of our beautiful countryside is definitely not sound.

Comments regarding empty properties
are also noted. The issue of applying
tax to empty properties is beyond the
realms of the Local Plan. The phasing
of a sites development is dependent
on the developer and is affected by
market conditions.
With regard to the conversion of town
centre shops to residential there is
opportunity for this to occur under
permitted development rights, it is
therefore not required that this be
dealt with through the local plan.
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Comments regarding land at the rear
of Kid Meadow House, Middleton are
noted. The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlined within the evidence base
(SHLAA218). The site assessment
concluded that the site is not suitable
for development due to highway
constraints, with the highway
authority advising that there is
insufficient controlled roadside
frontage to the site and it does not
meet safe minimum visibility
requirements. The site is constrained
and therefore considered unsuitable
for allocation.

No Change

HC2 Housing Land Allocations

2164/174

Mr Mountney

Hc2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated.
The site shown edged red on the plan below at Middleton is better suited and more
readily available for development than many of the allocated sites. It is in a
sustainable location and would help the Council achieve its objectively assessed need.
The site is accessible to a range of services and virtually surrounded by housing
development. It has low landscape value, no ecological value and there are no
constraints to development.
Plan included.
SUGGESTED CHANGE TO PLAN
Allocate the above mentioned site for housing development.

Furthermore in accordance with the
NPPF requirement to significantly
boost the supply of housing the Local
Plan seeks to meet the objectively
assessed needs for housing for the
Derbyshire Dales in full. As such it is
not considered necessary to consider
the allocation of any further sites at
this stage.
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Comments regarding land situated at
land at Water Lane, Middleton are
noted. The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process (ref
SHLAA503as outlined within the
evidence base. The assessment of the
site concluded that the site is not
currently suitable for development
due to the constraints identified by the
Highways Authority. Accordingly the
site is considered undevelopable. The
Pre Submission version of the Plan
allocates sufficient land to meet the
Objectively Assessed Need for housing.
Accordingly at this stage it is not
considered appropriate to re-evaluate
the suitability of the site for
development.

No Change

HC2 Housing Land Allocations

2164/175

Mrs B Cooper
Estate of Mr C
Matkin

Hc2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated.
The site shown edged red on the plan below at Water Lane, Middleton is better suited
and more readily available for development than many of the allocated sites. It is in a
sustainable location and would help the Council achieve its objectively assessed need.
The site is accessible to a range of services and surrounded by housing on three sides.
It has limited landscape value, no ecological value. Previous concerns raised in
relation to a larger site area, regarding the nature of the access road, would not apply
to this smaller development. There are no other constraints to development.
Site plan included
SUGGESTED CHANGE TO PLAN
Allocate the above mentioned site for housing development
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Comments relating to the number of
allocations within Tansley are noted.
Policy S3 reflects the outcomes of the
Settlement Hierarchy Assessment
which forms part of the evidence base.
The settlement hierarchy assessed
social and economic indicators to
identify those settlements which could
best accommodate major
development and therefore be the
subject of site specific allocations for
residential development in order to
direct new development towards the
most sustainable locations. This
assessment included consideration of
a number of social and economical
factors including employment
opportunities and provision of
services. Based on an assessment of
these factors it is deemed wholly
appropiate that Tansley is classified as
tier 3 village and is allocated a
proportion of development. The sites
which are allocated for residential
development have been through an
extensive assessment and have been
found to be suitable, achievable and
deliverable. It is therefore deemed
appropiate to allocate them within the
Local Plan. Should a planning
application be submitted further
examination would be undertaken
within the decision making process. No
changes to the allocation are therefore
recommended.

No Change

HC2 Housing Land Allocations

3303/478

Chris Dawson

HC2

REPRESENTATION
Specific to Tansley and Matlock. The number of proposed houses in Tansley is
excessive. Increasing the size of the village by approx. one third is just not reasonable.
Insufficient consideration has been given to lack of local services, shop, poor bus
service, distance from amenities, doctors etc. No consideration given to traffic
congestion etc in the area overall.
SUGGESTED CHANGE TO PLAN
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Comments regarding sites at
Ameycroft Lane and Farley Hill are
noted.

No Change

HC2 Housing Land Allocations

5279/477

Richard Hobday

HC2

REPRESENTATION
Policy HC2 does not include my client's site - land between Ameycroft Lane and Farley
Hill. This is a potential residential site - either in part or the whole site.
SUGGESTED CHANGE TO PLAN
The inclusion of the site - in whole or in part- in the allocated sites in Policy HC2.

478

The sites have been through an
extensive assessment process as part
of the SHELAA. The assessment of the
sites concluded in summary the
following: in respect of land at Farley
Hill (SHLAA343) this site failed stage A
of the SHELAA assessment as it is
considered to be in an unsustainable
location, unrelated to the settlement
of Darley Dale. Land at Ameycroft
(SHLAA342) failed Stage B of the
assessment process due to the extent
of constraints on the site (impact on
local character, poor highway access,
high landscape sensitivity and impacts
on the natural environment.) The
SHELAA therefore concluded both sites
are unsuitable for development. As the
plan meets the OAHN for the plan area
it is not considered appropriate to re evaluate the suitability of the sites for
development at this stage.
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Comments regarding land situated at
The Bungalow, Wheatley Road, Darley
Dale are noted. The suitability,
availability and deliverability of the site
has been subject to extensive
assessment through the SHELAA
process (ref SHLAA213) as outlined
within the evidence base. The
assessment of the site concluded that
the site would be suitable for some
small scale low density development.
The site was deemed 25% developable
to reflect the context of site in
surrounding landscape and constraints
identified by landscape officer and
request for low density development.
The capacity on the site with 25%
development would be 2 dwellings. In
order to be allocated within the Plan a
site must be capable of providing 10
dwellings or more.

No Change

HC2 Housing Land Allocations

2164/176

Mr A Smith

Hc2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated.
The land shown as SHLAA213 on the plan submitted to the Councils Local Plan
Advisory Committee should be allocated for housing in Policy HC2. Alternatively the
site should be included in the settlement boundary.
The site shown is in a sustainable location and would help the Council achieve its
objectively assessed need.
SUGGESTED CHANGE TO PLAN
Include the above site for allocation in policy HC2
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Comments relating to the number of
dwellings allocated within Brailsford
and the wider distribution of
development across the district are
noted. The District council has
calculated the OAN for the District
using the standard methodology set
out in the NPPG. In order to meet this
need the District Council has sought to
allocate land for housing within the
most sustainable locations. Brailsford
is classified as a tier 3 settlement
within the Settlement Hierarchy and it
is therefore deemed wholly
appropriate that a proportion of the
allocated housing development is
located there.

No Change.

HC2 Housing Land Allocations

827/689

David
Sandbrook

HC2

REPRESENTATION
Policy H2
Paragraph 4.15 states that "modest development within the larger villages, of an
appropriate scale" will be encouraged.
The removal of the proposed allocation off Throttlenest Way, Brailsford is welcomed
and supported but still allocations remain for 114 new residential units in Brailsford approximately extending the village by 50%, this cannot be justified as modest or
appropriate.
12 Tier 3 settlements have been identified, but only 5 have received allocations for
new housing, with over 90% of the Tier 3 provision targeted at just 4 village locations.
This cannot be justified as modest or appropriate.
SUGGESTED CHANGE TO PLAN
The 12 Tier 3 villages should all contribute to accommodating the 503 proposed new
houses. Physical constraints will preclude an equal distribution, but the current
proposal to only allocate site (10plus units) in 5 of the villages is contrary to the
overall special strategy and settlement hierarchy.

480

The Settlement Hierarchy can only
allow for new development to be
brought forward and does not
specifically allocate development. The
allocations within the Plan have been
through an extensive assessment as
part of the SHELAA and found to be
available, achievable and suitable
therefore deeming them developable.
Within some of the tier three
settlements no suitable land for
allocation which matched the above
criteria has been identified and
therefore no allocations have been
made in policy HC2. Policy S3 allows
for sustainable development in all tier
three settlements not just those which
have allocations in the Plan.
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Comments regarding the delivery of
the rquired housing within the
Derbyshire Dales are noted. The
District council has calculated the OAN
for the District using the standard
methodology set out in the NPPG.The
NPPF is clear in it’s requirement for
Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits. The District
Council has therefore sought to
accommodate this within the Plan and
has allocated sufficient land which,
combined with contributions from
development within the National
Park,existing completions and
commitmenets and windfall
development , will exceed the OAN.
The dleiverability of all allocations has
been established through continued
dialouge with land owners/agents
which has established anitcipated
timeframes and mitigation measures
for those sites with identified
constraints. As the District Council has
allocated sufficient land to meet the
OAN at this stage it is not considered
appropriate to allocate additional land
for housing development.

No Change

HC2 Housing Land Allocations

5412/489

James Neville

HC2

REPRESENTATION
It is not effective in delivering the required housing in the Derbyshire Dales.
Insufficient consideration has been given to deliverable housing sites. It does not
meet the Governments National Policies for the delivery of housing. Local
landowners have not been positively engaged to identify deliverable sites with sites
being dismissed during the process without adequate consideration to solutions.
There is insufficient housing allocation to meet population growth even not
considering the need for economic growth. The housing sites allocated are not
sufficient to meet the need identified. Housing sites are identified which will not
deliver the number specified within the plan period. Ensure that housing numbers
are fairly assessed to meet the need. Ensure that suitable and sufficient housing sites
are identified. Include additional housing sites in villages (in particular Tansley) which
has existing infrastructure and services to meet the demand plus land availability.
SUGGESTED CHANGE TO PLAN
Ensure that housing numbers are fairly assessed to meet the need. Ensure that
suitable and sufficient housing sites are identified. Include additional housing sites in
villages (in particular Tansley) which has existing infrastructure and services to meet
the demand plus land availability.
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Support for Policy Noted

No Change

HC2 Housing Land Allocations

6215/735

Sarah Hunt
Planning &
Design Group
(UK) Limited

HC2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The request for land at Alders Lane,
Tansley to be allocated within the
Local Plan is noted.

No Change.

HC2 Housing Land Allocations

6293/3

Mr David
Abbott

HC2

REPRESENTATION
Land at Alders Lane, Tansley should be included within the policy HC2, the site should
be included within the housing land allocations. Refer to site suggestion form and
supporting documentation received.
SUGGESTED CHANGE TO PLAN
Allocate land at Alders Lane, Tansley within the Local Plan under policy HC2.
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However in accordance with the NPPF
requirement to significantly boost the
supply of housing the Local Plan seeks
to meet the objectively assessed needs
for housing for the Derbyshire Dales in
full. As such it it is not considered
necessary to consider the allocation of
any further sites at this stage.
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Comments regarding land at
Nottingham Road, Tansley are noted.

No Change

HC2 Housing Land Allocations

2164/351

Ms S Wood

HC2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated. The site
shown on the plan at Nottingham Road, Tansley is better suited and more readily
available for development than many of the allocated sites. It is in a sustainable
location and would help the Council achieve its objectively assessed need. Plan
included
SUGGESTED CHANGE TO PLAN
Include the above site for allocation in policy HC2

The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlined within the evidence base
(SHLAA214). The site assessment
concluded that the site is situated
within the open countryside and
unrelated to the existing settlement of
Tansley and is undevelopable.
Furthermore in accordance with the
NPPF requirement to significantly
boost the supply of housing the Local
Plan seeks to meet the objectively
assessed needs for housing for the
Derbyshire Dales in full. As such it it is
not considered necessary to consider
the allocation of any further sites at
this stage.
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Comments regarding land at Butts
Drive, Matlock are noted.

No Change

HC2 Housing Land Allocations

2164/349

Mr J Green

HC2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated. The site
shown on the plan at Butts Drive is better suited and more readily available for
development than many of the allocated sites. It is in a sustainable location and
would help the Council achieve its objectively assessed need. Plan included.
SUGGESTED CHANGE TO PLAN
Include the above site for allocation in policy HC2
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The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlined within the evidence base
(SHLAA205).The assessment of the site
concluded that access to and from the
site is poor. The Highway Authority
have advised that currently no
satisfactory access can be achieved to
the site. There is no direct frontage to
a public highway. Access is shown to
be derived from a private ‘road / track’
that lacks adequate geometry,
construction, pedestrian margins,
street lighting or drainage, basic
features normally associated with
residential estate streets. In its current
form Butts Drive /Dark Lane may not
be considered suitable to cater for any
increase in residential traffic. The
route via Butts Drive or Dark Lane
would be sensitive to increases in
vehicular and pedestrian traffic. The
site is therefore assessed as
undevelopable. Accordingly, given
that there are no alternative options
for access to and from the site, it is not
considered appropriate to re-evaluate
the suitability of the site for
development.
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The concerns relating to existing
planning applications on sites
proposed for allocation under policies
HC2(f) and HC2(g) are noted. The
assessment of sites undertaken as part
of the SHELAA process considered the
availability, deliverability and
suitability of sites for development
against a range of criteria. Based on
the outcome of this assessment these
two sites were considered suitable for
allocation within the Derbyshire Dales
Local Plan. Subsequently planning
applications have been submitted to
the Local Planning Authority for
determination for both sites HC2(f)
and HC2(g).

No Change.

HC2 Housing Land Allocations

4508/4

J K Williams

HC2

REPRESENTATION
Objections to recent planning applications within Brailsford (16/00436/OUT and
16/00437/FUL). The proposals are too large for village development, the urban style
of housing is unsuitable to village character and the density too high. These are green
field sites, and both are too large for rural development and completely
disproportionate to the size of our village and the density too high. DDDC policy
planners have identified the devastating effect on the landscape of the northern
approach of the Richborough site, the same devastation which has already occurred
on Luke Lane and will be severely amplified by the further development to the west of
the Dales View site - these rural landscapes will be gone forever and I object.
There are no plans for genuinely affordable starter homes for local people. This is
evidenced at the Dales View development where the cheapest properties are family
homes costing in excess of £350,000 and cannot be considered as starter homes in an
affordable price bracket for local people.
None of the proposed development has addresses the needs of elderly residents, for
whom single storey bungalows would allow the opportunity to downsize, whilst both
remaining in the village and releasing family homes to the market. It seems the actual
needs of the existing settlement are being ignored in favour of big, executive family
properties.
Concerns regarding the capacity of the sewage system to cope with this new
development have not been assuaged. My property lies to the south of this site, and
when it rains my back garden becomes immediately water logged. The run off for this
development will follow a course south, compounding the problem, and adding to the
flooding that occurs on the A52, in the heart of our village, whenever it rains. There
have been issues of deterioration of water pressure to properties affected by the
development at Dales View, and this is certain to be of greater impact with further
development.
The proposals for these family homes will inevitably inflate the number of school
children, and it is projected that the new school will be at capacity with occupation of
the Dales View development. Where do you anticipate the excess numbers will be
accommodated, both at primary and secondary level? QEGS is at near capacity in
Ashbourne, and will have to give priority to the influx of numbers arising from the
proposed development within the town. It is likely therefore that Brailsford will
eventually lie outside of QEGS catchment area - what provision is being made for this?
Traffic considerations are a grave concern - the Richborough site sits on a fast and
dangerous bend, which will already incur a bottleneck of parked and stationary
vehicles associated with the school. Luke Lane cannot support the huge increase in
traffic volume that this site, and the various other proposed development including
Dales View and that at Dairy House will generate. This is already a route which is
heavily used by HGVs at a rate higher than the national average. The junction with the
A52 is a busy and dangerous junction - the ever growing volume of traffic, travelling at
speeds which are habitually well in excess of the 30mph limit. To suggest that nothing
can be done until there is a fatality within the 30mph zone is disgraceful. The layby on
486

With regard to the matters raised
relating to affordable housing, policy
HC4 of the revised Local Plan seeks to
ensure that in order to address the
significant need for affordable housing
across the plan area, all residential
developments of over 10 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. It should be noted that both
planning applicationsfor sites HC2(f)
and HC2(g) propose to include an
element of affordable housing.
Furthermore the proposals also seek
to provide an appropriate mix of
housing types and styles to meet local
needs.
The impact of development on surface
water and the local sewage system are
noted, policy S11 - Infrastructure and
policy PD8 - Flood Risk Management
seek to ensure that when determining
planning applications, the Council shall
ensure flood risk is not increased
elsewhere and work with partners to
ensure that infrastructure is in place at
the right time to support
development. In order to inform the
plan preparation process the District
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Luke Lane will become especially hazardous.
The Doctors surgery is at capacity and cannot absorb the projected 161 new
residents.
Residents of Brailsford have unanimously objected to development of this scale in our
small rural village of 200 dwellings. Since 2013 over 70 new properties have been built
in our village. We accept that we must take our share of proposed development in
Derbyshire Dales. This can be done by sensitive infilling, on a scale which is in
proportion to the extant village. However, the scale of proposed development is everincreasing, and is now at a level which will inevitably destroy the character of the
village, where we as villages have chosen to made our homes and our lives. The
destruction of green field sites on this scale is abhorrent! The urbanisation of the rural
environment can never be undone. The impact on the rural environment, wildlife, and
the rural way of life is devastating, and I object in the strongest possible terms to this.
The development is out of all proportion to the existing footprint of the village. Why is
Brailsford being loaded so unfairly with this volume of development? Particularly
when we know that other villages have been turned down for development that they
have requested. We accept that houses must be built throughout the Dales - but we
unanimously object to the unfair and disproportionate loading that is proposed for
our village. Furthermore have small local builders been invited to tender for proposed
development? and what about issues of sustainability? Brailsford cannot support
employment and infrastructure to support development on this scale.
Mr Hase we are making our feelings and views very clear to you, and your
department. we respectfully request that you hear us and act on our behalf. To
suggest that you are powerless to stand up to the developer is an absolute travesty.

Council has prepared a Strategic Flood
Risk Assessment, and as part of the
determination of any planning
application the impact of development
on surface water and local sewage
capacity will be assessed in
consultation with relevant consultees.
In assessing the suitability of sites for
allocation the views of the Local
Highway Authority have been sought
and in the case of both sites confirmed
that a satisfactory access can be
achieved to serve development and
that increased development may
increase demands on the Luke
Lane/Main Road junction, however
these increased demands would not
be significant or severe to preclude
development taking place.
Furthermore the Transport Evidence
Base study has appriased the impact
on development on the highway
network at Brailsford. Transport
Assessments have been submitted as
part of the planning applications
submitted for the development of
HC2(f) and HC2(g).
With regard to concerns relating the
infrastructure provision and principally
capacity at the medical centre and
primary school policy S10 - Rural
Development Strategy and S11Infrastructure seek to ensure that
development is supported by the
delivery of the appropriate
infrastructure. Work with the Local
Education Authority and Clinical
Commissioning Group is ongoing to
ensure infrastructure is available to
support development in Brailsford.
Furthermore the preparation of the
Local Plan has been informed by the
Infrastructure Delivery Plan.

SUGGESTED CHANGE TO PLAN

The development strategy within the
Local Plan seeks to allocate residential
development to meet the Objectively
Assessed Need for Housing to the
most sustainable locations within the
plan area. The Settlement Hierarchy
Assessment available within the
evidence base supports the Local Plan
which seeks to guide development to
those locations where local services
and employment are available, whilst
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minimising the need to travel. Policy
S3 identifies Brailsford as a 'Accessible
Settlement with Limited Facilities' (tier
three) and it is therefore considered
appropriate and sustainable for
development to be allocated to the
settlement.
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Comments regarding land at the
Whitworth Trust, Darley Dale
(SHLAA176) are noted. The suitability,
availability and deliverability of the site
has been subject to extensive
assessment through the SHELAA
process, where it was concluded that
development of this site would have
adverse harm on the heritage asset ie
the Whitworth Centre, and such harm
could not be mitgated against. As such
it was considered inappropriate to
allocate this area of land in the Local
Plan.

No Change.

HC2 Housing Land Allocations

6227/590

Andrew Creese

HC2

REPRESENTATION
I wish to object to the omission of the Whitworth Trust Land Development site
(SHLAA176) from the list of sites allocated for housing development in the August
2016 draft Local Plan for the Derbyshire Dales. I have consulted the online form and
consider it highly constraining, so I wish to make my objection directly to you. To use
the limited basis for objection you provide, I consider the draft Local Plan "unsound"
because not justified in respect to the omission of this site.
The proposal to develop the Whitworth site with a mix of private housing, affordable
housing belonging to the Whitworth Trust, and a designated Local Green Space or
public park, has been presented publicly at several meetings in Darley Dale, and
formally to DDDC. The proposal carries overwhelming local support: it is a housing
development that the majority of people in Darley Dale would like to see go ahead.
The proposal offers several important benefits to residents of Darley Dale. First, it will
add to the stock of needed private housing. Second, it will provide eight bungalows at
affordable rents. Third, the ownership of these bungalows will remain with the
Whitworth Trust and the income will accrue to the Trust, providing a much-needed
permanent revenue stream for the Whitworth. And fourth, the proposed
development will provide a public park of several acres between the A6 and the
planned housing, thus converting a grazing field into a new public amenity.
I should reiterate that the Whitworth is a much-loved and well-used facility in Darley
Dale, but that its upkeep is a very heavy financial burden. This proposed development
is seen by the Whitworth's Board of Trustees and by the Council of Darley Dale as a
way to both meet the Parish's housing needs and to help underwrite the future of the
Whitworth. Its omission from the list of allocated sites in Darley Dale is
incomprehensible to many residents.
I understand that DDDC uses "justified" to mean that the Plan is "the most
appropriate strategy when considered against the reasonable alternatives, based on
proportionate evidence". We have presented evidence regarding the desirability of
this development, as summarized above, and consider that the "proportionate
evidence" is in favour of site SHLAA176, rather than allocated site Policy HC2(k), which
is not within the settlement boundary as identified in Policy S3.
SUGGESTED CHANGE TO PLAN
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Furthermore in accordance with the
NPPF requirement to significantly
boost the supply of housing the Local
Plan seeks to meet the objectively
assessed needs for housing for the
Derbyshire Dales in full. As such it it is
not considered necessary to consider
the allocation of any further sites at
this stage.

Chapter 6 Page 81

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

Comments regarding land at Hall Farm
Bungalow, Shirley are noted. The
suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlined in the evidence base
(SHLAA289). The SHELAA assessment
concluded that the site is
undevelopable and unsuitable due to
identified constraints, including the
highway network and views of the
highway authority that a satisfactory
access cannot be secured, impact on
landscape, visual amenity, settlement
pattern and the historic environment.
Accordingly given that the Local Plan
meets the objectively assessed
housing needs for the Derbyshire
Dales and in light of the lack of further
information to address the site
constraints identified it is not
considered necessary to reassess the
site.
Policy S3 of the Local Plan allows a
degree of flexibility to allow
development. In respect of Shirley
which is a fifth tier settlement policy
S3 acknowledges that there could be
scope for limited development within
the physical confines of the settlement
where this is limited to infill and
consolidation of the existing
framework or where there are
opportunities for the redevelopment
of brownfield sites which will result in
a positive environmental
improvement. This policy approach
will allow for small scale development
in appropriate circumstances.
Accordingly it is not considered
necessary for further changes to be
made.

No Change.

HC2 Housing Land Allocations

6080/116

W K Marshall
The Shirley
Children's Trust

HC2 and SF3

REPRESENTATION
To meet the housing need arising in the village of Shirley an additional 5 new
dwellings are required and should be provided for as an allocation in the Local Plan. A
plan of the proposed location is attached (Refer to supporting documentation). This
proposed site (approx. 0.6ha) forms part of a lager fields that is gently sloping up
towards the village of Shirley adjacent to Hall Lane and includes Hall Farm bungalow.
DDDC need to assess housing need across rural settlements and strive to meet need
within those settlements. Villages must be able to grow, and become sustainable.
This is recognised with both the NPPF and the NPPG (attached at Annex C). The NPPF
stresses the role of housing in smaller settlements and states that all settlements can
play a role in delivering sustainable development, and blanket policies preventing
other settlements from expanding should be avoided. DDDC must judge
sustainability in modern terms, not those of 30 years ago. Most people in rural areas
have access to a car, as public transport has been bad, and will only get worse into the
future. All services will become more centralised (e.g. banks, post offices and
healthcare). The use of the internet both socially and for businesses has changed the
way individuals and businesses communicate. Shopping is more often done on line
than in person and rural shops are few in number.
SUGGESTED CHANGE TO PLAN
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Comments regarding land at Slinter
Mining Ltd, Cromford Hill, Cromford
are noted. The suitability, availability
and deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlinned within the evidence base.

No Change

HC2 Housing Land Allocations

2164/348

Mr T Gregory
Slinter Plant
Services

HC2

REPRESENTATION
The non-delivery of several sites with planning permission on which the Council is
reliant, and developments which cannot be delivered within 5 years, means the
Council will fail to deliver the level of housing it purports to have allocated. The site
shown on the plan at Cromford Hill is better suited and more readily available for
development than many of the allocated sites. It is in a sustainable location and
would help the Council achieve its objectively assessed need. Plan attached
SUGGESTED CHANGE TO PLAN
Include the above site for allocation in policy HC2

The NPPG advises that for a site to be
considered developable there should
be a reasonable prospect that the site
could be viably developed at the point
envisaged. The District Council has
sought further information from the
agent of the site to provide evidence in
respect of timescales for delivery and
phasing of development, consequently
no further information has been
received for the site. Without this
information the achieveability of this
site is vulnerable.
It is considered that land to the north
of the site, where the existing haulage
business sits could accommodate
residential development providing the
important historic features are
retained and any adverse impacts
upon the setting of the Conservation
Area is reduced. However in the
absence of the lack of information
submitted to the District Council
regarding the deliverability of the site,
and no other suitable alternative sites
being sought for the relocation of the
established business on site; and no
progress and planned start dates on
the site, the assessment concluded the
site as no longer achieveable and
therefore is assessed as undevelopable
at this point in time. Given this
uncertainity and lack of evidence the
site cannot be considered as a
potential allocation in the Local Plan.
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The request for land at Snitterton
Road, Matlock to be allocated within
the Local Plan is noted.

No Change

HC2 Housing Land Allocations

1396/521

Neil Beards
Tarmac Trading
Lited

HC2

REPRESENTATION
Assessment of Land off Snitterton Road, Matlock
We consider that this aspect of the Plan is unsound because it is not:
•
Justified
•
Consistent with national policy
We object and disagree with the Council’s reasons for rejecting the housing allocation
of our Client’s Land off Snitterton Road, Matlock (SHLAA Site 472) and consider the
failure to allocate this site and to take into the settlement boundary for Matlock
makes this part of the Plan unsound.
The criticisms of our Client’s site are that is Greenfield land and unsustainable.
However it is no less sustainable than the existing housing on the opposite side of
Snitterton Road or the proposed development in the former Hall Dale Quarry to the
west of the site approved by the Council on 14th June, 2016 under planning
application reference 16/00134/OUT.
It is unreasonable to simply reject development of the site on the basis that it would
be unrelated to the existing settlement when it is clearly adjacent to the edge of
Matlock, within walking distance of facilities and services in the town centre, and is
better related to the settlement than Housing Proposal HC2 (v) SHLAA Site 224 that
will result in sprawl by circa 500 dwellings over a substantial area of agricultural land
on the edge of Matlock.
In the light of the availability of our Client’s site immediately adjacent to the Matlock
urban area and the lack of your assessment of all reasonable alternatives, the current
Matlock Allocations, in particular housing Proposal HC2 (v), is not sound, justified or
effective.
In accordance with paragraph 50 of the NPPF, the Local Plan should seek to provide
sites to deliver a wide range of homes. This requires a balanced mix of sites to ensure
a flexible and healthy land supply, provided from a number of sources, including sites
of various scales.
The housing supply in Matlock will be improved through a strong portfolio of sites, to
include a range of large, medium and small scale allocations. The incorporation of a
small scale site such as our Client’s land off Snitterton Road to balance supply from
larger Greenfield allocations at Gritstone Road/Pinewood Road would add security to
housing delivery in Matlock in meeting the Local Plan housing requirement.
SUGGESTED CHANGE TO PLAN
Allocate for housing development our Client's land fronting Snitterton Road Matlock
and amend the settlement boundary for Matlock to include the site within the
settlement.
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However in accordance with the NPPF
requirement to significantly boost the
supply of housing the Local Plan seeks
to meet the objectively assessed needs
for housing for the Derbyshire Dales in
full. As such it it is not considered
necessary to consider the allocation of
any further sites at this stage.
The site has previously been assessed
as part of the SHELAA process and it
was concluded that it was
undevelopable .
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Comments regarding land at Hall Farm
Bungalow, Shirley are noted.

No Change.

HC2 Housing Land Allocations

6080/94

W K Marshall
The Shirley
Children's Trust

HC2

REPRESENTATION
In order to meet the housing need arising in the village of Shirley an additional 5 new
dwellings are required and should be provided for as an allocation in the Local Plan. A
plan of the proposed location is attached at Annex 2.
This proposed site (approx 0.6ha) forms part of a larger field that is gently sloping up
towards the village of Shirley adjacent to Hall Lane, and includes Hall Farm Bungalow.
Once planning consent is achieved this site development could start within eighteen
months and would take just over a year to complete.
Access to the site could be achieved either by using the existing residential access to
Shirley Hall Farm, off Hall Lane or by creating an access in the vicinity of the existing
Hall Farm Bungalow.
The site falls outside the Shirley Conservation Area.
Whilst there is currently no national policy requirement to deliver onsite affordable
housing or starter homes on sites of less than 10 units, a proportion of these would
nonetheless fall into that category. The siting and design of these dwellings would be
developed in full consultation with the village.
Refer to supporting statement and documentation.
SUGGESTED CHANGE TO PLAN
In order to meet the housing need arising in the village of Shirley an additional 5 new
dwellings are required and should be provided for as an allocation in the Local Plan. A
plan of the proposed location is attached in supporting documentation and refers to
land adjacent to and including Hall Farm Bungalow, Hall Lane, Shirley.
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The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlined in the evidence base
(SHLAA289). The SHELAA assessment
concluded that the site is
undevelopable and unsuitable due to
identified constraints, including the
highway network and views of the
highway authority that a satisfactory
access cannot be secured, impact on
landscape, visual amenity, settlement
pattern and the historic environment.
Accordingly given that the Local Plan
meets the objectively assessed
housing needs for the Derbyshire
Dales and in light of the lack of further
information to address the site
constraints identified it is not
considered necessary to reassess the
site.
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Comments regarding the provision of
infrastrucutre are noted. Throughout
the Local Plan preperation process the
District Council have consulted key
infrastructure providers inlcuding the
Highways Authority and the CCG, none
of whom have indicated that there are
major barriers to development of the
scale proposed. The Derbyshire Dales
Infrastructure Delivery Plan Review
Report (2015) forms part of the
evidence base and seeks to identify
gaps in the existing infrastructure
provision and therequirements
necessary to support the sustainable
growth of the plan area. The Plan
should be read as a whole and Policy
S11 seeks to ensure that infrastrucutre
will be in place at the right time to
meet the needs of the District and to
support the development strategy.

No Change

HC2 Housing Land Allocations

2129/406

Mrs Susan
Walker
(formerly
Wegmann)

Hc2 Brailsford
(E,F,G)

REPRESENTATION
The plan is not positively prepared. Infrastructure requirements are not in place and
cannot be met: especially regarding traffic and highways “ accidents, fatalities
(statistical information being ignored by DCC). A52 and Luke Lane already under
pressure with traffic which will worsen and become even more dangerous as
hundreds of homes on Ashbourne airfield are built and commuters have to travel to
Derby etc for employment. The Brailsford medical centre, which is a private concern,
is already heavily worked; numbers of extra patients from new developments would
be unsustainable. There is only one shop selling everyday food provisions and
virtually no employment in the village, thus increasing the need for car travel to work
elsewhere. Water pressure problems in homes already exist as well as drainage
problems on Luke Lane and Main Road. No consideration has been given to the
historical, agricultural, environmental and aesthetic aspects of the village. The plan is
not justified as these three sites are out of proportion to the size of Brailsford itself.
No attention or consideration has been given to the number of new homes passed
since 2013 and which are continually passed despite objections raised. Together with
the proposed number of homes on these three sites the village would be nearly
doubled i.e. swamped with new housing and the character of the village completely
destroyed. Even one of these sites is too much. All three sites are unacceptable (see
also village surveys results). Where is the sustainability Appraisal report and is it
accurate if there is one? No other town/village would accept this. The plan is not
legally compliant. Although there have been meetings with the public, the comments
of the local community have generally been ignored. Our valid comments and
concerns have not been listened to but we have been dictated to in a heavy-handed
manner- yet again. Is the Localism Act (2011) not still in force? The plan is unsound,
unjustified and legally questionable.
SUGGESTED CHANGE TO PLAN
HC2(e), HC2(f) and HC2(g) should be withdrawn from the Local Plan. It is not possible
to meet the infrastructure and sustainability requirements either now or in the future,
particularly regarding traffic and highways, healthcare, employment. The issue of size
and proportionality is also a major problem. These sites cannot ever be sound or
justified. Brailsford is not the panacea for the DDDC building needs.

Comments relating to recent growth
and the number of dwellings allocated
within Brailsford are noted. The
District council has calculated the OAN
for the District using the standard
methodology set out in the NPPG. In
order to meet this need the District
Council has sought to allocate land for
housing within the most sustainable
locations. Brailsford is classified as a
tier 3 settlement within the Settlement
Hierarchy and it is therefore deemed
wholly appropriate that a proportion
of the allocated housing development
is located there.
A sustainability report has been
prepared and is available to view on
the District council's website.
Comments regarding consultation are
also noted. The District council has
consulted widely throughout the Local
Plan preperation process. A statement
of representations which outlines the
consultation methods and outcomes
is available on the District Councils
website. Consultation has been
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undertaken in accordance with the
adopted Statement of Community
Involvement.
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The survey form obliges me to answer Yes or No. The answer to the Legally
Compliant question is really 'Don't Know'. However we are not challenging the Plan
on legal grounds.

Comments relating to brownfield land
are noted. The NPPF is clear in its
encouragment to effectively use
brownfield land. Derbyshire Dales
District Council have sought to do so
within the Local Plan. However the
NPPF is also clear in its requirement of
LPAs to seek to meet the OAN. In
order to do so the District Council has
had to allocate greenfield land as
insufficient brownfield land was put
forward within the call for sites. Future
applications would be decided on a
case by case basis and the status of the
land, whether greenfield or
brownfield, would be taken into
account in this process. It is not
deemed NPPF compliant to add an
additional policy which specifies that
brownfield land should be developed
first or which phases sites. With regard
to neighbouring authorities the District
has met its requirements within the
Duty-to-Cooperate. An DTC statement
has been produced which details the
discussions the Ditrict Council has had
with neighbouring authorities. No
changes to the Plan are therefore
recommended.

No Change

HC2 Housing Land Allocations

5323/505

Kenneth John
Parker
Matlock Civic
Association

Missing
policies and
proposals see 6 below

REPRESENTATION
It fails to properly apply key elements of 'Sustainable Development' - the key
underlying philosophy of NPPF.
* Brownfield development is a stated national priority. There should be an equivalent
policy in the Local Plan stating planning applications for greenfield sites will not be
considered until brownfield sites have been effectively redeveloped. The lack of
distinction between greenfield and brownfield sites in the Plan means developers will
inevitably focus on the greenfield sites which are generally easiest to develop. The
brownfield sites will remain undeveloped and an on-going blight on the town.
* The housing provision is very ambitious and unlikely to be achieved in reality. There
should be a phasing policy with the best sites (in environmental terms) allocated in
the first phase and the least desirable sites in later phases. The later phased sites may
not be needed in the Plan period.
* Other nearby towns (eg Chesterfield, Alfreton, Belper) are better located in relation
to the national highway network and have considerable areas of'brownfield' needing
development. The relationship between Matlock and the adjacent areas outside
DDDC has not been explained and a co-ordinated development strategy should be
developed.
SUGGESTED CHANGE TO PLAN
See response to question 6 above which combines criticism with positive suggestions.
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Plan is sensible especialy as Sniterton Fields (green Field siter) is now not part of the
plan as it would have made Sniterton Road more conjested and dangerous and would
have been visible from as far as Wensley, and the refurbished barn above Wensley in
the Peak National Park

Support welcomed

No Change

HC2 Housing Land Allocations

6127/696

clive bennett

HC2

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments relating to the lack of
infrastructure to support proposed
development in Tansley are noted.
Policy S11 seeks to ensure that
infrastructure will be in place at the
right time to meet the needs of the
District. New development will only be
permitted where the infrastructure
necessary to serve it is either available
, or where suitable arrangements are
in place to provide it. No changes to
policy are therefore suggested.

No Change

HC2 Housing Land Allocations

5897/733

Ken Gray

Tansley

REPRESENTATION
The local plan for Tansley does not include any provision improving /supplying any of
the following. With a total of approx 100new properties in Tansley we need!! Which
means approximately another 150 Car movements extra per at least. A local Shop
Improvement to existing road infrastructure Better buses, new play area, a light
operated crossing on the A615.
SUGGESTED CHANGE TO PLAN
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The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes.
Phasing will ensure developments take
place in a controlled manner and there
is a continuous supply of housing
throughout the plan period which
broadly accords with the annual rates
of delivery identified in the housing
trajectory in Appendix 3.. The number
of houses in the early phase is to
deliver the five year land supply. The
phasing reflects the delivery of
infrastructure to support the
development and in some cases the
aspirations of landowners. Housing
delivery will be monitored and
consideration will be given to
amending timescales if the annual
rates are not being met.

No Change

HC2 Housing Land Allocations

5353/312

Wagstaffe
Family Trust

Hc2 para 6.2

REPRESENTATION
There is no evidence to support a positive approach to meeting the development
needs of the District. With regard to housing there is no objective approach to identify
sustainable sites that are required to meet the OAHN. Instead the overreliance on
quarry sites is put forward as an apparently only option which is unsupported by
evidence and is unjustified. Consequently the Plan is unsound and unlikely to be
effective. Unfortunately it is necessary to object to this policy on the grounds that
the delivery of so many of the sites is highly questionable. In particular sites
referenced C2 [l], C2 [t], c2 [w], and C2 [bb] are all ex-quarries or in the case of
Permanite, associated with one. All together they add up to about 30% of the total
allocation of 3,535. The extent and complexity of the works required to bring these
sites forward is mind-blowing, whilst the issue of viability is open to huge debate.
Whether or not they are capable of redevelopment for housing in the long run, it is
very unlikely that they can be relied on to provide the planned for numbers within the
Plan period. The history of Cawdor Quarry in Matlock demonstrates the extent of the
problem. The issue of viability is very important; not only because of the doubts it
creates with regard to deliverability, but also because it will inevitable be used as an
argument to reduce the percentage of affordable housing. It should also be
mentioned that objections appear to have been made on the ground that valuable
mineral resources would be lost. The issue is exacerbated by the large allocation at
Ashbourne airfield which reduces the flexibility that might have been achieved by a
greater number of smaller allocations. The various allocations are referred to in more
detail as Policies DS1 to DS9. No objections are raised to none quarry related sites.
Policy DS9 refers to Cawdor Quarry. The numbers are misleading but seem to imply
an additional allocation of 70 in addition to some 400 derived from the original [since
renewed] permission for 432 in about 2001/2. Of these only some 12 have been built,
which demonstrates the futility of relying on this and similar sites.
SUGGESTED CHANGE TO PLAN
It is recommended that the quarry sites referred to earlier be deleted from the
schedule or retained only as contingency sites in addition to further allocations to
meet the resultant shortfall.
It is proposed that the following sites be added to the schedule:
Land to the rear of Old Road, Darley Dale: SHLAA reference: 252
The site is some hectares in extent and is capable of accommodating approximately
120 houses in addition to some 1.6 hectares of public open space.
The only two reasons this site was not allocated were doubts about the vehicular
access and site landscape impact. Both are easily capable of resolution. With regard
to the former access would be gained over a narrow strip of land owned by the
Council and the present use of it as public open space enhanced by an additional area
of the development site. A vehicular access to a normal f design and specification is
clearly achievable
Landscape impact would be minimal because the majority of the land to be developed
wiles behind existing housing which fronts the A6. The fact that it immediately
adjacent to the allocated land to the rear of Normanhurst {refC2 [k]} speaks for itself!
Land alongside Oddford Lane: SHLAA Ref: 264
This site was incorrectly assessed as being on both sides of Oddford Lane. The part
submitted is to the east and lies immediately alongside the primary school. It is
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With reference to Policy HC2(w) Land
at Cawdor Quarry, this site has been
counted as a commitment as it has an
extant planning permission. The
landowners and developers of the site
have provided evidence that they are
committed to bringing the site forward
within the timescales identified.
SHLAA Site 252 has been assessed as
part of the SHELAA process and
concluded the following: The Highways
Authority have advised that curently
no satisfactory access can be achieved.
The site is protected by Policy NBE9
(and continues to be protected
through emerging Policy PD11)
Landscape impact. The representation
suggests that much of the site has low
visual prominence and that existing
views through from the A6 to the high
ground of the Peak District across the
valley can be preserved by retaining a
large central area of open space within
the development. Landscape
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understood that some of the school land might be surplus to requirements and is
actively being considered by the County Council for development.
The site is in a highly sustainable location alongside the school and within very easy
walking distance to the centre of Darley Dale [defined as the Station Road/A6
junction.] excluding a strip of land alongside the stream which is deemed liable to
flood [although it has not done so within living memory] and which would remain as
open space, the rest of the site should accommodate some 70 dwellings.

sensitivity to housing development in
this area is high. This is because of its
visual prominence within longer
distance views from parts of the Peak
District and other high ground on the
opposite side of the valley, Riber
Castle, parts of Wensley and Darley
Bridge and properties at Upper
Hackney as well as near views from
Old Road and the public footpath
along the north west boundary.
SHLAA Site 264 has been assessed as
follows in the SHLAA: The site is
designated as Important Open Space
off the A6 and lies predominantly
within open countryside in between
Two Dales and Darley Dale Primary
school. A garden centre adjacent to
site to the north west, Darley Dale
School playing fields to the east, and
open countryside to the north and
south. The site is unrelated to the
existing settlement pattern and is
situated within the open countryside.
The site is therefore undevelopable.
Given this evidence no changes are
recommended to Policy HC2.
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The Local Plan through policy S6 meets
the OAHN for the Derbyshire Dales in
full.

No Change.

HC2 Housing Land Allocations

6067/155

Doveridge
Management
Limited

HC1

REPRESENTATION
Policy Hc1 outlines how the Council will ensure provision is made for housing by,
amongst other things, supporting the development of specific sites through new site
allocations in the Local Plan, and supporting housing development on unallocated
sites in accordance with the defined Settlement Hierarchy. The policy advises that the
Council will monitor actual and forecast provision to ensure a 5 year supply of
deliverable sites and will review the plan if necessary to bring forward additional sites
for housing.
It is our submission that, rather than dealing with any potential under provision
through the mechanism of a local plan review, the plan should build in sufficient
flexibility through the allocation of sites to deal with any potential under delivery on
sites. This would ensure that the plan is sufficiently robust to deal with changing
circumstances.
The Local Plan Expert Group report to Government deals with the issue of flexibility
and the need for plans not only to ensure a 5 year supply of housing land, but also to
ensure a more effective supply of housing land for the medium to long term. The
report recommends the provision of additional flexibility over and above the
identified objectively assessed housing need, along with provision for developable
reserve sites equivalent to 20% of a council's housing requirement (para 11.4 and
recommendation 41, Local Plan Expert Group Report). To contribute to this additional
flexibility, land to the north of Derby Road Doveridge should be included as an
additional housing allocation in the plan.
SUGGESTED CHANGE TO PLAN
The land north of Derby Road, Doveridge should be included as an additional
allocation in the plan.
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The plan identifies sufficient land
supply for 6,571 dwellings which is
above the OAN of 6,440. In accordance
with guidance and advice within the
NPPF/NPPG it is necessary for the
District Council to maintain a five year
supply of deliverable housing land and
it is appropriate that the supply of
housing land and delivery against the
trajectory are monitored through the
Annual Monitoring Report as set out
within policy HC1. Furthermore in
accordance with the NPPF
requirement to significantly boost the
supply of housing the Local Plan seeks
to meet the objectively assessed needs
for housing for the Derbyshire Dales in
full. As such it is not considered
necessary to consider the allocation of
any further sites at this stage.
Comments regarding land to the north
of Derby Road, Doveridge are noted,
this site has been comprehensively
appraised through the SHELAA. The
SHELAA assessment concluded that
the site is not suitable for
development due to heritage issues
identified through the appraisal
process.
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The identification of sites that are
available and deliverable over the plan
period to 2033, through the SHELAA
process has involved a comprehensive
assessment of all suitable sites to
deliver development in the most
sustainable locations across the local
plan area. Brailsford being one to the
larger villages with a reasonable range
of services and facilities makes it one
of the more sustainable villages in the
plan area. It is therefore appropriate
that Brailsford should accommodate a
proportionate amount of new
development. The three allocations
identified in policy HC2 for Brailsford,
being considered in the absence of any
other evidence to the suggest that
they are unsuitable are considered to
be the most suitable for allocation
within the Local Plan within the village.

No Change.

HC2 Housing Land Allocations

6092/111

Emma L Thacker

HC2

REPRESENTATION
For the reasoning set out under policies S3, S5 and S6, the proposed allocations within
Policy HC2 are the result of a flawed analysis of sites within the SHLAA and as a
consequence propose that settlements such as Brailsford , Doveridge and Hulland
Ward should take disproportionate levels of growth relative to other settlements
within the same settlement tier which is both unjustified and unsustainable.
The proposed allocations seem to pay little regard to existing commitments which, in
settlements such as Brailsford and Doveridge, result in the combined allocations and
commitments being totally disproportionate to their form, purpose and status when
compared with settlements within the same tier. For example Brailsford’s combined
total of commitments and allocations is 222 houses which is 7 times greater than that
for Cromford and 3 times greater than that for Tansley, despite both of these
settlements being given greater overall scores for sustainability. Whilst it is
acknowledged that opportunities for growth within each settlement will differ, this
does not justify settlements such as Brailsford having to take disproportionate and
unsustainable levels of growth that would have significant effects upon its character
and function and be out of proportion to the existing level of facilities.
Site specific objection is raised to the proposed allocations HC2 e, HC2f and HC2 h
which would individually and collectively result in a scale of growth of Brailsford
being disproportionate and unsustainable. Furthermore it is contended that each of
these proposed allocations would constitute unsustainable development by reason of
harm particularly to important environmental considerations that would not justify
their individual allocation.
SUGGESTED CHANGE TO PLAN
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The requests for additional land to be
allocated within the Local Plan at
Brailsford and Doveridge are noted.

No Change.

HC2 Housing Land Allocations

3752/12

Richard
Crosthwaite
Gladman
Developments

HC2

REPRESENTATION
The collective ability of the sites to meet OAN and maintain a five-year housing land
supply has not been justified.
Policy HC2 provides a list of proposed sites for allocation, together with their size and
capacity in terms of dwelling number. Gladman consider that additional land should
be allocated through the Plan (specifically through Policy HC2) in order to provide
certainty that the Council can meet its claimed OAN over the plan period. Gladman
has interests in Derbyshire Dales and submits that the following sites (and associated
capacities) are suitable, achievable and available. It is considered that all of the
constraints that have been identified within the SHELAA in relation to these sites can
be mitigated through the development management process, meaning that they can
be allocated within the Local Plan with the dwelling numbers set out below:
Land off Main Road, Brailsford (SHLAA 233)
HC2(e) Land to North of A52 is currently proposed for the allocation of 32 dwellings
across a 1.86ha site. Gladman is promoting this land alongside the adjacent field to
the west. Together, they form a c.4.65ha site with the capacity for 75 dwellings. This
land has been assessed by the Council in the SHELAA (SHLAA 233) and the smaller site
is considered through the Sustainability Appraisal. Any potential adverse impacts on
landscape across the wider site, as identified within the Council’s evidence base, can
be appropriately mitigated through the development management process. It is
considered that the development of the site would result in an overall moderate
adverse effect on landscape character, which would reduce to minor once the
proposed planting has established. The proposals would also be well contained
adjacent to the existing urban context and provide a number of benefits such as
traffic calming, accessible open space, green infrastructure, market and affordable
housing and contributions towards community infrastructure.
Babbs Lane, Doveridge (SHLAA 347)
Gladman is promoting land at Babbs Lane, Doveridge. The total site area is 10.8ha and
has the capacity for 165 new homes, a 47 Unit Extra Care Facility, a GP Surgery and
Green Infrastructure/Public Open Space (A Development Framework for the site can
been seen at Appendix 2).
The site has been assessed as part of the Council’s SHELAA (SHLAA 347). In
accordance with the advice contained within the SHELAA, development can be
confined to the south and west field parcels. The proposals can retain the open
countryside setting to the north and eastern boundaries.
Further, a substantial area to the east can be reserved for public open space, which
will include the creation of informal recreation, habitat creation areas, and screen
planting. The Council’s Sustainability Appraisal identifies that the Council’s ‘Heritage
Assessment’ considers that nondesignated heritage asset due to its historic landscape
value and archaeological interests. It therefore discounts the site from further
assessment.
Development of the site would impact an area of medieval ridge and furrow, a nondesignated heritage asset. The asset is of minimal archaeological interest, but is of
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The identification of appropriate land
for allocation has been informed by a
comprehensive SHELAA process that
has appraised the suitability,
availability and achieveability of sites
for development. The SHELAA process
in conjunction with the Sustainability
Appraisal provides the evidence for
the allocation of sites or ommission of
sites from policy HC2.
In respect of land off Main Road,
Brailsford, the SHELAA concluded that
the site lies within an area of high
landscape sensitivity, with some
capacity for development in areas
closet to the village in the east and
south east, beyond which there would
be an adverse impact on landscape
character and settlement pattern. On
balance based on the landscape
constraints the site is considered
developable with the eastern/south
eastern part of the site deemed
suitable for allocation within the Local
Plan, and is allocated in the Local Plan
under Policy HC2(e). This
representation is seeking the
allocation of the whole of the site
assessed through the SHELAA
assessment process.
In respect of land at Babbs Lane,
Doveridge the SHELAA concludes
based on the high historic landscape
value of the site and archaeological
interests that the site is constrained
and not suitable for development.
In accordance with the requirement
set out within paragraph 47 of the
NPPF to significantly boost the supply
of housing the Local Plan meets the
full objectively assessed need for
housing within the Derbyshire Dales
and accordingly it Is not considered
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local significance. The area
of earthwork ridge and furrow in the north-western field can be retained through the
sympathetic masterplanning of the site. The assessment has established that the site
has a low/nil potential for settlement or other significant archaeological evidence of
Prehistoric or Roman date. The site lies outside the medieval and post-medieval
settlement core of Doveridge, and has a low/nil potential for evidence from these
periods. Assessments undertaken for Gladman demonstrate that there are no
archaeological assets of sufficient significance to prevent or constrain the proposed
development and will not have any significant archaeological impact. In view of the
particularly limited archaeological potential of the site, it is concluded that the
modest archaeological interest of the site can be secured by a suitably worded
planning condition.
SUGGESTED CHANGE TO PLAN
Land off Main Road, Brailsford (SHLAA 233) The site is suitable, achievable and
available and it is therefore requested that the proposed allocation be extended to be
consistent with the associated planning application. A Development Framework for
the site can be found at Appendix 1.
Babbs Lane, Doveridge (SHLAA 347) It is considered that all potential constraints
related to this site can be appropriately mitigated through the development
management process. The site is suitable, achievable and available and it is therefore
requested that the site be allocated within the Local Plan.
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appropriate to consider extended or
additional land allocations at this
stage. Accordingly it is not considered
necessary for any changes to be made.
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Comments regarding the allocation of
sites in Brailsford are noted. The
identification of appropriate land for
allocation has been informed by a
comprehensive SHELAA process that
has appraised the suitability,
availability and achievability of sites
for development. The SHELAA process
in conjunction with the Sustainability
Appraisal provides the evidence for
the allocation of sites within Policy
HC2.

No Change

HC2 Housing Land Allocations

5723/231

Mr Mark
Samworth

Hc2

REPRESENTATION
The allocations of new dwellings at Brailsford (HC2 e, f, g) are inappropriate and
contrary to many aspects of S2 and S10 and go against the objectives of KI1,3,5 and 6.
The allocations on these sites are not justified, effective or positively prepared given
the small size of the village and that other villages in the Third Tier are not being
allocated anything like the 114 new units that are being imposed on Brailsford (which
should, at most, be allocated 50). The allocation of 114 units ignores the opportunity
for the development of brownfield sites and infill already available in the current (preplan) Settlement Boundary and therefore allocates units on greenfields that are not
necessary. It is the reasonable expectation of residents of Brailsford and others that
the Settlement Boundary should not be extended unnecessarily and that new
allocations of greenfields should only be permitted once the development of
brownfield sites and infill has been reasonably exploited. The new allocations are
therefore not an effective and efficient solution to the allocation requirement (S2).
The green field nature of the proposed sites contrary to S2 because they are on the
rural edges of the village and will create a very different character and identity to the
village and will damage the landscape value of the area without adding any new
amenity to the village. It is questionable whether existing village amenities will be
supported by the new sites given their location across the busy A52. The new sites will
increase pollution and climate change risk because the settlement is too far from
significant amenities to avoid the creation of significant amenities to avoid the
creation of significant additional vehicle movements, particularly to Derby and
Ashbourne on an already congested main road (S2). Infrastructure in Brailsford (for
example, drains and sewerage) are already at capacity and no plan is included for
investment (S2). the allocations will damage the character of the village, damage the
countryside and run contrary to the existing built environment of Brailsford (S10).
SUGGESTED CHANGE TO PLAN

The comments relating to the
development of brownfield land over
the release of greenfield land are
noted, however there is no precedent
within the National Planning Policy
Framework stipulating that brownfield
land must be developed ahead of
greenfield land. In order to meet the
objectively assessed need for housing
it is necessary to release greenfield
and brownfield sites for residential
development. The landscape
sensitivity of sites has been assessed
through the Derbyshire Dales
Landscape Sensitivity Study, which
provided both a strategic overview of
landscape sensitivity of each
settlement and also more detailed site
analysis of landscape sensitivity on a
site by site basis. The existing evidence
base studies have been produced in
accordance with the NPPF.
Policy HC2 sets out that when
determining planning applications for
residential developments it should be
considered in accordance with other
policies within the Plan, including
Policy HC19: Accessibility and
Transport , of which addresses
pedestrian safety issues; Policy S11
which seeks to ensure the appropriate
infrastructure is developed alongside
proposals for residential development
and Policy PD7 which ensures
developments incorporate designs
which reduce carbon emissions and
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energy consumption. No changes are
recommended to the allocation of
sites within Brailsford under Policy
HC2.
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Comments regarding land at the
Whitworth Trust, Darley Dale
(SHLAA176) are noted. The NPPF
expects Local Plans to set out a clear
strategy for land allocation. The
housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. The
suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process. The site
assessment through the SHELAA
concludes that the site at the
Whitworth Trust, Darley Dale is
environmentally constrained and
unsuitable for development. Despite
being in a sustainable location well
related to services and facilities the
development of the site is likely to
have significant adverse impacts on
landscape character, ecology, visual
amenity, settlement pattern and the
historic environment in terms of loss
of open space, TPO's and affect on
land designated as Historic Park and
Gardens to the Whitworth Institute.
The site therefore is not considered
suitable and not currently
developable. Given the evidence no
changes are recommended to Policy
HC2.

No Change

HC2 Housing Land Allocations

6290/230

Mike Andrews
DirectorWhitworth trust

Hc2

REPRESENTATION
I am writing to object to the omission of the Whitworth Trust Land Development site
(SHLAA176) from the list of sites allocated for housing development in the August
2016 draft Local Plan for the Derbyshire Dales.
I am writing this email as a Director of the trust as I believe it is important both for
Darley Dale and for the future protection of the trust.
The trust proposal has mixed stock including affordable housing and has been
presented publicly by the trust. I am not clear as to the reasoning behind it’s omission
from the list and as to why this scheme should be left out in preference of other
schemes.
I am sure you appreciate that the Whitworth Trust is a central pillar of the Darley Dale
community and is much used and loved by young and old alike. Like all popular and
well used facilities, the cost of upkeep is considerable, the income derived from the
properties contained within the proposed development would contribute significantly
to the future of the trust
SUGGESTED CHANGE TO PLAN
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The Council's Local Plan excludes the site at Darley Dale, adjacent to the Oaker Estate.
We propose a housing development but it was dismissed under the terms of the
SHLAA, we have disputed this in correspondence with the Council's Planning Office.

The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes.
There is sufficient land within the
Derbyshire Dales to meet the
objectively assessed need as allocated
under Policy HC2.

No Change

HC2 Housing Land Allocations

4994/317

Samual Bettany
Whitworth
Trust Limited

HC2
Housing Site
Provision

REPRESENTATION
SUGGESTED CHANGE TO PLAN
The Council's Local Plan excludes the site at Darley Dale, adjacent to the Oaker Estate.
We propose a housing development but it was dismissed under the terms of the
SHLAA, we have disputed this in correspondence with the Council's Planning Office.
In our opinion The Local Plan should include this site.
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Extensive comments on the allocation
of sites within the Local Plan and the
suitability, availability and
deliverability of 'industrial legacy sites'
are noted. Throughout the plan
preparation process and production of
the SHELAA all sites have been subject
to a comprehensive assessment. The
SHELAA concludes and acknowledges
that the industrial legacy sites are
subject to a degree of constraint but
that these would not preclude the
sites being brought forward for
residential/mixed use development.
The sites referred to in the
representation are in sustainable
locations with access to services and
facilities and comprise brownfield
land. As part of the viability
assessment work undertaken to
support the local plan it has been
demonstrated that the sites are
deliverable and viable. The District
Council is committed to ongoing
discussions with the
landowners/agents of the sites to
ensure that the appropriate
development is delivered on site in
accordance with the policy
requirements set out within the Local
Plan and notably the strategic site
allocation policies. Furthermore policy
HC1 sets out the District Councils
commitment to monitor the delivery
of housing against the trajectory to
ensure the presence of the five year
supply of housing land. Comments
noted, no change considered
necessary.

No Change.

HC2 Housing Land Allocations

6222/244

Mr Dan Stack
Chevin Homes
Limited

HC2

REPRESENTATION
Failure to fully consider the suitability, achievability and deliverability of the proposed
housing allocations in the Pre-Submission Draft Plan
Policy S6 sets out the Council’s policy on Strategic Housing Development. This policy
states the District will accommodate at least 6,440 dwelling over the plan period 2013
-2033. The policy states that in order to accommodate this requirement, sufficient
land will be identified to accommodate at least 3,188 dwellings on new sites allocated
under Policy HC2.
Policy S8 outlines the development strategy for Matlock, Wirksworth and Darley Dale.
The policy states that the District Council will seek to promote sustainable growth of
Matlock, Wirksworth and Darley Dale whilst promoting and maintaining the distinct
identity of its settlements, provide an increasing range of employment opportunities,
promote the growth of a sustainable tourist economy and meet the housing needs of
the local community. This will be achieved by, inter alia;
Supporting the development of new housing within the mixed redevelopment of
industrial legacy sites including Cawdor Quarry, Halldale Quarry, Middlepeak Quarry
and Middleton Road.
As noted above, in order to deliver the housing requirements set out in Policy S6,
Policy HC2: Housing Land Allocations proposes to allocate 3,515 dwellings on 28 sites.
Those sites identified in policy HC2 which are expected to provide in excess of 100
dwellings are considered strategic in nature by the Council. The Council acknowledge
that, taken together, the strategic sites will make a major contribution to the delivery
of the overall levels of residential development required across the local plan area.
The District has numerous ‘industrial legacy sites’ which the Council has identified as
potential mixed use development sites. These sites are of a significant size and indeed
5 of the 9 ‘strategic sites’ identified in the plan (Policy DS1 – DS9) are redundant
quarries and would make up 1,561 units of the overall housing target of 6,440; or, in
other words circa 25% of the overall housing land supply. What’s more, of the total
allocations of 3,188 units proposed in the Pre-Submission Draft Plan, 1,141 units
would be from the ‘legacy industrial sites’, or in other words circa 35% of the
allocations.
We have grave concerns about this strategy. Due to the very nature of these
industrial legacy sites they are located to the periphery of the main settlements of
Matlock, Wirksworth and Darley Dale. Is it questioned how well related the sites are
to these settlements and thus their proximity to facilities and services. Furthermore,
the sites have substantial constraints which threatens the viability/deliverability of
the sites for development.
The Council themselves acknowledge (paragraph 8.2) that all of the strategic sites
(including industrial legacy sites) identified have specific and complex planning issues
including environmental, design, heritage, and transport matter that warrant specific,
detailed attention. Indeed, the Council, in policies DS1 to DS9 identify the specific
requirements that should be addressed for each site. However we consider that the
Council has omitted some important factors and the deliverability of the sites over
the plan period is questionable. We will address each site in turn below:
Land at Stancliffe Quarry, Darley Dale (Policy DS3)
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Land at Stancliffe Quarry is allocated for 100 dwellings. A summary of the constraints
identified in Policy DS3 are shown in Table 1 below.
Table 1 Derbyshire Dales’ Assessment of Land at Stancliffe Quarry
Size 10.16 ha
Capacity 100 dwellings
Constraints identified by the Council Stancliffe Hall (Grade II Listed) to the North east.
Abnormal costs to stabilise the existing rock face
Removal of woodland to the existing frontage
Potential impact on an existing mineral resource
Anticipated Trajectory1
25 - 2017/18
25 - 2017/18
25 - 2018/19
25 - 2019/20
25 - 2020/21
In addition to the Council’s observations, it is noted that Strategic Allocation DS3
(Land at Stancliffe Quarry) did benefit from a planning permission (ref: 08/00311/FUL)
for a tourism use of 38 holiday lodges and a self-catering hotel. However this
permission has not been fully implemented. Furthermore, an outline application for
60 dwellings was refused in December 2015. As such site has no extant planning
permission for residential development.
There are considerable constraints associated with the site that call into question its
viability/deliverability, particularly around potential land contamination and the
stability issues of the rock face (the Council acknowledge there are abnormal costs to
stabalise the rock face). Additionally, as acknowledged by the Council a substantial
amount of trees to the street frontage would have to be removed to enable the
development which would have a significant adverse impact on the streetscene of the
A6 (particularly considering proposed Local Plan policy PD10 which aims to protect
the openness of the A6 between Matlock and Darley Dale)
The site is further constrained given the sites proximity to Stancliffe Hall, a Grade II
Listed Building.
It is further noted that the housing trajectory (informed by the phasing schedule from
Appendix 9 of the Strategic Housing and Employment Land Availability Assessment)
anticipates that Stancliffe Quarry will deliver 100 units within the next years. Notably
the trajectory anticipates that 25 units will be delivered by 2017/18 and then 25 units
pa thereafter to 2020/2021.
To include all 100 units in the 0-5 year tranche of the housing trajectory appears very
optimistic considering the considerable constraints and no extant planning permission
being available for the site.
Land at Halldale Quarry, Matlock (Policy DS5)
Land at Halldale Quarry is allocated for 220 dwellings. A summary of the constraints
identified in Policy DS5 are shown in Table 2 below.
Table 2 Derbyshire Dales’ Assessment of Land at Halldale Quarry
Size 27 ha
Capacity 220 dwellings 2ha Employment Land
Constraints identified by the Council Outline PP (14/00541/OUT) submitted Aug 2014
- Pending determination
Topography and a landscape constraints to consider the ex limestone quarry in an
elevated position.
Potential contamination and stability land issues.
Valuable tree belts and ecological features
Potential impacts Peak District Dales Special Area of Conservation
Anticipated Trajectory1
30 - 2019/20
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30 - 2020/21
The difficulty of delivering these industrial legacy sites is exemplified by Land at
Halldale Quarry (Policy DS5).An outline planning application was submitted in August
2014 (ref: 14/00541/OUT), however the application has yet to be determined,
although it is apparent that the Council are minded to approve it.
Notwithstanding the above, it is noted that Natural England have raised concerns
about the application being located in close proximity to the Gang Mine and Peak
District Special Area of Conservation (SAC), both European designated sites. European
sites are afforded protection under the Conservation of Habitats and Species
regulations 2010, as amended (the ‘Habitat Regulations’) and are also notified as Sites
of Special Scientific Interest (SSSIs). The Authority is therefore reminded that prior to
determination it has to be considered if the proposal is likely to have a significant
effect on any European site, proceeding to the Appropriate Assessment stage where
significant effects cannot be ruled out.
With the above in mind, the anticipated trajectory for delivery of the site is once again
questionable. The trajectory identifies that Halldale Quarry will deliver 30 units by
2019/20 and then 30 units pa thereafter to 2025/2026. However, with a reserved
matters application still to be submitted and substantial groundworks and
infrastructure enabling work necessary it is considered unrealistic that housing will be
delivered by 2019.
Land off Middleton Road/Cromford Rd (Policy DS6) & Land at Middlepeak Quarry,
(Policy DS7), Wirksworth
Land off Middleton Road/Cromford Road is allocated for 126 dwellings. Land at
Middlepeak Quarry is allocated for 645 dwellings. A summary of the constraints
identified in Policy DS6 and DS7 respectively are shown in Table 3 below.
Table 3 Derbyshire Dales’ Assessment of Land off Middleton Road/Cromford Road &
Land at Middlepeak Quarry, Wirksworth
Land off Middleton Road/Cromford Road
Size 9.46 ha
Capacity 126 dwellings 2ha Employment Land
Constraints identified by the Council Redevelopment to the rear of Ravenstor
Industrial estate (bf and gf).
Substantial reclamation work required – ex quarry site.
Views to the Peak Park
Anticipated Trajectory1
35 – 2018/19
35 - 2019/20
11 – 2020/21
Land at Middlpeak Quarry
Size 62 ha
Capacity 645 dwellings
Constraints identified by the Council
Replacement Primary School – Wirksworth
Substantial reclamation work required – ex quarry site.
Views to the Peak Park
Potential impacts on Gang Mine SAC (air quality)
Anticipated Trajectory 1 44 – 2020/21
Wirksworth is identified as a Market Town in the First Tier of the Settlement
Hierarchy (Policy S3 Settlement Hierarchy). Accordingly Wirskworth is a primary focus
of growth and development. The draft Local Plan identifies new 771 dwellings (21.9%
of the entire new housing proposed) for Wirksworth over the Plan Period. DLP
support the overall growth strategy of the Pre-Submission Draft Plan of directing the
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majority of growth to the largest settlements in the District. However the housing
land supply of 771 dwellings in Wirksworth consists of the two abovementioned
strategic sites which are ‘industrial legacy sites’
The Pre-Submission Draft Plan correctly identifies substantial constraints associated
with both these strategic sites. Specifically, for proposed allocation DS6 it is unknown
presently if there is any contamination or ground stability issues relating to the
historic limestone quarrying of the site and that part of the site will require extensive
remediation of the now redundant Ravenstor Industrial Estate.
It should also be noted that Gang Mine Special Area of Conservation is in very close
proximity to the site. Gang Mine comes from the word ‘gangue’, meaning waste
which would suggest ground stability and contamination could be an issue that a
development would have to overcome. At the present time it is unknown if there will
be any negative impact on the Gang Mine Special Area of Conservation which is
afforded the same protection as a European site (the Framework, paragraph 118).
The anticipated trajectory identifies that land off Middleton Road/Cromford Road will
deliver 126 units (and 2 ha of employment land) overall with 35 units being delivered
by 2018/19, a further 35 units in 209/20 and then 11 units pa thereafter to
2024/2025. It is unclear how the Council have determined this trajectory, given the
constraints of the site have not yet been fully investigated.
Proposed Allocation DS7, which extends to 62ha, also has significant development
constraints which is likely to result in significant abnormal costs particularly around
ground instability and land contamination.
The site is subject to a number of environmental designations, including Dale Quarry
Site of Special Scientific Interest, Stoney Wood Wildlife a Regionally Important
Geological Site as well as areas of woodland and tree cover protected by Tree
Preservation Orders. These environmental constraints will need to be carefully
considered when a masterplan of the area is being developed.
The anticipated trajectory identifies that land at Middlepeak Quarry will deliver 645
units (as part of a mixed use development) overall with 44 units being delivered by
2020/21, and approximately 50 units pa over the remainder of the plan period.
Once again it is considered that the Council has been overly optimistic to include 50
units in the 0-5 year tranche of the housing trajectory, considering the considerable
constraints identified and no extant planning permission exist on the site.
Furthermore it is also noted that if strategic sites D6 and D7 were both to be delivered
it would have a considerable landscape and visual impact and would significantly alter
the existing settlement pattern of Wirksowrth and substantially narrow the green
wedge that currently exists between Wirksworth and Middleton.
Land at Cawdor Quarry, Matlock (Policy DS9) including land at the former Permanite
works
Land at Cawdor Quarry is allocated for 470 dwellings. A summary of the constraints
and identified in Policy DS9 are shown in Table 4 below.
Table 4 Derbyshire Dales’ Assessment of Land at Cawdor Quarry
Size 28.44 ha
Capacity 470 dwellings 1 ha employment land
Constraints identified by the Council Old limestone quarry and asphalt factory
Impact on Snitterton Hall – heritage
OL Planning Permission 432 dwellings 1ha employment – granted 2001
(implemented)
Anticipated Trajectory1 None available
It is acknowledged that Land at Cawdor Quarry (DS9) has the benefit of an extant
planning permission for 432 residential units as part of a wider mixed use
development. However, the difficulties of redeveloping former quarry sites is evident
in that, to date, Phase 1 of the redevelopment has only delivered 12 units. No other
phases of development have commenced to date.
We note that no trajectory is available for Land at Cawdor Quarry and therefore we
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cannot comment at this point as to whether it is considered realistic.
Other Strategic site comments (non-industrial legacy sites)
We note that Land off Pinewood Road & Gristone Road, Matlock (DS4) is allocated for
430 dwellings. We do not wish to comment on the overall suitability of the site, but
would question if 430 dwellings is realistically achievable =. The site is located in an
elevated position above Matlock. The site is subject to a variety of levels and
alongside local highway capacity constraints it is considered that the site is unlikely to
deliver 430 units identified in the Pre-Submission Draft Plan.
Non-Strategic Housing Allocations
In addition to the strategic sites identified above the Council also sets out a range of
smaller sites to be allocated. Specifically the Council identifies a further 21 sites to be
allocated, of which only 4 benefit from an extant planning permission. These are:
HC2(m) land at Cavendish Cottage 46 units 15/00570/OUT
HC2(n) land at Derby Road/Hall Drive 85 units 15/00739/OUT
HC2(p) land off Wheeldon Way 48 units (14/00698/OUT)
HC2(x) land at Thatchers Croft 19 units (16/00134/OUT)
The anticipated trajectory of the remaining proposed allocations (17 sites) identifies
that 16 sites have an overall yield of 503 dwellings. The Council anticipate delivering
465 of these dwellings by 2021 as identified in the SHELAA. The remaining allocation
at Former Permanite Works (HC2(w)) (50 dwellings) is not expected to be delivered
until 2031/32.
It is understood that in order to reach a conclusion on the deliverability of a site the
Council simply issued letters to landowners/agents to confirm the availability of the
sites and potential delivery rates. However it is considered a more rigorous analysis of
the proposed housing allocations is necessary to ensure delivery timescales are
realistic (in line with the Framework, paragraph 47, footnote 11)
Summary
In summary, it is evident that the Council have failed to fully consider the suitability,
achievability and deliverability of the proposed housing allocations in the PreSubmission Draft Plan. In particular there are serious doubts cast over the stated
deliverability of the industrial legacy sites. As such the Council have failed to produce
an effective plan which is deliverable over the plan period.
Failure to provide a sufficient and flexible housing land supply for the plan period.
Additional Information provided in attached letter submission.
SUGGESTED CHANGE TO PLAN
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No

SUPPORT

The AECOMM traffic and
transportation study provides the
evidence base for the strategic impact
of the development proposals in the
Derbyshire Dales Local Plan. This takes
account of traffic survey data in
'neutral' months (Neutral months are
those less subject to seasonal
variations. They are taken as being
March, April, May, June, September
and October; outside of school
holidays. (Source: How the National
Road Traffic Estimates are Made
(Department for Transport, 2007)) in
accordance with the national
guidance. Whilst there may be slight
variances in the survey data the
conclusions in the study, do however
indicate that there is likely to be a
significant impact upon the Derby
Road/Surston Road in Ashbourne
junction - however DCC as highways
authority did not object to the scale of
impact and as such it is considered
that there is no justifiable reason why
any of the allocations should be
deleted from the Local Plan. Policy DS1
and DS8 both include requirements for
the submission of detailed transport
assessments and travel plans which
should include 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.

No Change

HC2(c) Land at Ashbourne Airfield, Ashbourne

540/539

Trevor John Hall
Osmaston &
Yeldersley
Parish Council

Hc2(c)Ashbourne
Airfield

No

REPRESENTATION
There is new material within the Plan that has not been consulted on and is not
defined. Traffic assessment not carried out in a "neutral month". Ashbourne Town
Council's Housing Needs Survey indicates that the requirement has been satisfied.
The Airfield Development doesn't fit the Settlement Hierarchy contained within the
Plan. The delivery schedule is not achievable.
SUGGESTED CHANGE TO PLAN
Carry out more appropriate traffic surveys. Carry out localised housing needs surveys.
Don't introduce new terms like "Strategic Development Areas" without any definition
there of. Match forecasts with those of developers.
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Comments noted. Policy DS8 requires
a contamination and ground condition
survey to be produced by the
developer, this would pick up any
issues related to the above concerns.
The site has been through an extensive
assessment process which assessed
the land as developable. The number
allocated to the site is deemed wholly
appropiate by the District Council. No
change recommended.

No Change.

HC2(c) Land at Ashbourne Airfield, Ashbourne

3013/625

Timothy Robert
Illsley

Hc2c

Yes

REPRESENTATION
ITCS
SUGGESTED CHANGE TO PLAN
Asbourne airfield was used as a bomb dump during the Korean war and I can provide
evidence that an underground storage area that may contain UNEXPLODED
ORDNANCE exists in the area of the proposed development.
Also I feel that the proposed number of houses is far too large considering how many
houses have recently been built in Ashbourne.
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Comments regarding the suitability of
land at Ashbourne Airfield for
allocation within the Local Plan are
noted. The identification of
appropriate land for allocation has
been informed by a comprehensive
SHELAA process that has appraised the
suitability, availability and achievability
of sites for development. The SHELAA
process in conjunction with the
Sustainability Appraisal provides the
evidence for the allocation of sites
within the Local Plan. As a large
brownfield site adjacent to the market
town of Ashbourne it is considered
wholly appropriate that this site is
allocated within the local plan and
regarded as a sustainable location for
development to meet the Objectively
Assessed Need for housing and
economic development within the
Derbyshire Dales.

No Change.

HC2(c) Land at Ashbourne Airfield, Ashbourne

540/154

Fiona Raistrick
Osmaston and
Yeldersley
Parish Councilchair

HC2(C)

Yes

REPRESENTATION
Submission from Osmaston and Yeldersley Parish Council (OYPC) on the sustainability
of the development on Ashbourne Airfield as outlined in Derbyshire Dales District
Council Local Plan
Ashbourne Airfield covers an area of land which lies in the parishes of Ashbourne,
Yeldersley and Bradley; the section of the airfield which is covered by the Local Plan
lies almost entirely in Yeldersley and Bradley. Phase 1 is entirely in Yeldersley.
DDDC Settlement Hierarchy: Bradley is in Tier 5, Infill and Consolidation.
Yeldersley; Countryside, strictly limited to essential use.
Ashbourne; First Tier, New development should be focussed within the settlement
boundaries.
Definition of sustainability according to NPPF is that development should be within
Settlement Framework Boundaries (SFD), but if not, it should be contiguous to the
said boundary.
Environment: the report supporting the Local Plan, whilst it gives Bradley and
Yeldersley parishes a high ecological grade, separates the Airfield out and awards it a
lower grade. The Airfield is actually split between agricultural land, similar to the
remainder of the parishes (Grade 3), industrial land (JCB Demonstration site, listed
semi-improved grassland; this isn’t included in Phases 1 or 2; and the old runways.
Bradley Wood, which has Ancient Woodland status adjoins Phase 2 and at present the
the Town Council and local businesses are working to improve its condition. The
Government Report on the 2005 Plan considered that” the site is essentially part of
the open countryside on the edge of the town”. Whilst the area drains into three
distinct outlets, these combine as part of Longford Brook before it flows through flood
prone Longford.
The Development is in two phases; Phase 1 consists of an outline permission (367
dwellings, 8 ha commercial) 14/00074/OUT, and full permission for access link road
16/00168/FUL.
The housing development is outside the SFD of Ashbourne and is not contiguous with
it. The only connections with Ashbourne are the Link Road and the bund to shelter the
development from any ill effect from the existing industrial estate.
Although the link Road has full planning permission, this only covers the road and its
immediate environment (2ha) and the drainage plan doesn’t cover the additional
road drainage from connecting roads that will join on to it. The commercial area
which flanks the Link Road is supposed to use SUDS schemes, but the airfield sits on
the impermeable soils of the South Derbyshire Claylands which according to the
application are unsuitable for permeation.
Phase 2, allocated site, 49.93ha, 1100 dwellings, 6ha commercial development.
If we take the total area and subtract the commercial development area and the area
which was left bare in Phase 1 as a buffer zone (1.5 ha approx), we are left with
516

In respect of comments regarding the
suitability of the site in terms of
contamination, impact from
neighbouring uses, flooding and
Bradley Wood it is considered that the
policy wording within DS1 and DS8 will
ensure that an appropriate
development is brought forward with
all necessary information provided to
support the proposal and mitigate
accordingly. The District Council is
committed to working with
landowners and agents to ensure that
the site is delivered as identified within
the housing trajectory.
Comments regarding the work
undertaken by Ashbourne Town
Council are noted, however the
preparation of the Local Plan must be
undertaken in accordance with
guidance in the NPPF/NPPG on
calculating OAN and must therefore
plan to meet the districts future
housing needs in full. It is therefore
not considered appropriate to revise
the allocations within policy HC2 or
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approximately 43 ha, this will lead to a housing density of 25+ per ha. If we were to
include a buffer zone between this development and the industrial estate similar to
Phase 1 and a buffer zone to protect Bradley Wood together with amenity areas this
would increase the density to over 30 per ha.
The need for the dwellings has also been brought into doubt with the publication of
Ashbourne Town Council’s Housing Needs Assessment which indicates that the need
has already been satisfied.
The junction between the Link Road and the A52 (16/00168/FUL) has been designed
to service phase 1, it is also situated on the section of the A52 that according to the
traffic survey supporting the Local Plan which will see the greatest increase in volume
of traffic due to the existing permissions, so will be unsustainable for Phase 2. The
credibility of this survey is open to question as it was conducted in January which is
not considered as a neutral month for traffic.
OYPC feel that because the indicated development, as above, does not fit all the
conditions set within the Local Plan; that it also represents the creation of a separate
community set in open country; that the access is inadequate and inappropriate; that
the drainage provisions are inadequate and unsustainable and the schedule of
delivery (of dwellings) within the complete plan is unattainable.
SUGGESTED CHANGE TO PLAN
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amend the OAN identified in the
robust and comprehensive work
undertaken as part of the Local Plan
evidence base.
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Yes

SUPPORT
In respect of land at Luke Lane/Mercaston Lane, Brailsford (HC2g) our client notes the
policy requirement to provide affordable housing. The Council’s Strategic Housing
Officer’s comments on the approved scheme confirm that the following mix is
acceptable:
• 11 homes to be provided as affordable units with an off-site contribution acceptable
for the remainder.

Comments in respect of affordable
housing requirement on allocation
HC2(g) noted.

No Change.

HC2(g) Land at Luke Lane / Mercaston Lane, Brailsford

2744/29

Richborough
Estates Ltd

HC4

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The allocation of land at Luke
Lane/Mercaston Lane, Brailsford has
been informed by the comprehensive
SHELAA process which sought to
assess the suitability, availability and
achievability of land to meet the
housing needs of the plan area. The
SHELAA concluded that the site lies
within an area of high landscape
sensitivity, with visual prominence of
the site increasing to the north and
east as the distance from the
settlement increases. The landscape
assessment concluded that capacity
for development on the site is limited
to the southern part of the site which
is removed from the highest ground
and close to the existing settlement.
Based on the landscape assessment it
was deemed appropriate to identify
50% of the site as developable in the
southern margins closest to the
existing settlement and therefore the
allocation site boundary corresponds
with these findings. The Local Plan
meets the objectively assessed need
for housing within the plan area,
accordingly it is not appropriate to
consider extended site allocations at
this stage. It is noted that the site
currently benefits from a resolution to
grant planning permission for 47 units,
if it the wish of the land owner to
consider a higher number then a
further application should be
submitted.

No Change.

HC2(g) Land at Luke Lane / Mercaston Lane, Brailsford

2744/32

Richborough
Estates Ltd

HC2

Yes

REPRESENTATION
Land at Luke Lane / Mercaston Lane, Brailsford (Ref: HC2(g))
Our client supports the policy in part insofar as it recognises that the site provides a
suitable location for sustainable development and should be allocated for residential
development. As set out previously in
these representations this site now benefits from a resolution to grant outline
planning permission for up to 47 dwellings (Ref: 16/00436/OUT).
The site is situated in an accessible location, within a short walking distance of the
existing services and facilities at Brailsford. The location of the site reduces the
reliance on the private car and promotes
healthy lifestyles. The development of the site will result in additional household
expenditure in local shops and facilities which can help sustain these services. The
Council confirm in their Officer’s
Committee Report to Planning Committee for the site (dated 20 September 2016)
that “Brailsford is a sustainable settlement where additional growth can be
accommodated and where such growth will aid the viability of local services.” The
Council also confirmed that the development proposals meet the social, economic
and environmental roles of the National Planning Policy Framework and that there is
no
significant and demonstrable harm from the development which cannot be mitigated
against.
Our client does not however support the arbitrary line that has been drawn around
the area of the allocation, and particularly that which currently demarcates the
northern site boundary. Our client considers that the wider site (refer to Appendix 1)
can accommodate up to 71 dwellings and has prepared an evidence base which
supports this.
A Landscape and Visual Impact Assessment (LVIA) of the site has been prepared and
was submitted in support of the planning application (16/00436/OUT) for the delivery
of the whole site (refer to Appendix
2). The field work undertaken as part of the LVIA work establishes, that the
application site is influenced by the settlement edge of Brailsford immediately to the
south of the site boundary whose rear gardens
form this southern boundary. To the north of the application site beyond Mercaston
Lane the character of the landscape becomes more rural as the road bends
eastwards, and the landscape falls away further
north. The LVIA demonstrates that the application site is clearly contained by the belt
of mature trees along the eastern boundary and by Mercaston Lane to the north, and
it must also be taken into account that the rural character context of this northern
edge of the village is already compromised by the consented development for the
new Primary School opposite the site to the west, for which construction works are
currently taking place.
The LVIA concludes that the site can be assimilated within this Medium Sensitivity
Landscape. This can be achieved through a sensitive design response, with existing
vegetation protected and enhanced,
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legible development offsets provided and a commitment to the provision of a
softened development frontage on the approach to Brailsford from the north.
It should also be considered that the provision of a larger scheme will provide scope
for enhanced mitigation, such as an increase in affordable housing; more flexibility in
terms of housing mix; and an
increased scope for further infrastructure and community related contributions.
In respect to affordable housing, it is considered that most registered providers will
only take on sites with a sufficient scale of affordable housing provision; therefore
there may only be a small pool of interested parties to provide for the 11 affordable
units that form part of planning application 16/00436/OUT, in comparison, to a
scheme that makes provision for 18 to 20 affordable units.
Refer to additional information submitted with form.
SUGGESTED CHANGE TO PLAN
Our client considers that the Council should allocate the entirety of the land shown at
Appendix 1 for the residential development of 71 dwellings. The evidence base
submitted in support of planning application16/00436/OUT, including a Transport
Assessment, Sustainability Statement, Design and Access Statement, Ecological
Surveys, Flood Risk Assessment and LVIA, demonstrate that there are no
constraints to the development of the wider site which would prevent it from being
delivered. Indeed this would make a significant contribution to helping the Council
meet its locally identified housing need. The allocation of additional land at this stage
would also provide the Council with the flexibility in its supply, a requirement of
paragraph 47 of the National Planning Policy Framework.
Refer to additional supporting information submitted with representation
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SUPPORT
Wish to support the proposed allocation of HC2(h) Land at Old Hackney Lane, Darley
Dale on behalf of my client Barbara Bullard who owns the eastern half of the site (ref.
SHLAA295).

Support welcomed. Whilst it is now
suggested that the number of units to
be brought forward on this site may be
less than allocated in the Derbyshire
Dales Local Plan it is considered that
the number allocated in the Local Plan
could be accommodated within the
site, and as such until such times as a
planning permission is implemented it
is considered appropriate to maintain
the allocation at the level proposed.

No Change.

HC2(h) Land at Old Hackney Lane, Darley Dale

5349/253

Barbara Bullard

Hc2(H) 6.2

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
Wish to support the proposed allocation of HC2(h) Land at Old Hackney Lane, Darley
Dale on behalf of my client Barbara Bullard who owns the eastern half of the site (ref.
SHLAA295).
The site is in a sustainable location, a moderate distance from a number of everyday
services and facilities including schools, shops, health services and public transport.
With regard to landscape character, the site is located in the context of existing
development on the Darley House Estate and would not extend any further up the
hillside. Furthermore, there is a mature tree which would remain along the upper
(northeastern) boundary of the site. For these reasons and with much scope for
mitigation, any adverse impact on landscape character would be very limited and
outweighed by the provision of much needed new housing.
With regard to access, the highway comments in the SHLAA appraisal are noted. The
existing access near the southeastern boundary provides adequate visibility as the
road is relatively straight in either direction at this point. Old Hackney Lane has a
30mph speed limit so visibility splays of no more than 43m would be required. The
existing access is also located where the level differences between the site and field
are minor. The site is capable of being developed either in conjunction with the
adjacent site or independently as the adjacent site’s existing access is over 50m to the
southwest. As part of the development of the site Old Hackney Lane could be
widened to increase the footway width and provide some safe on-street parking for
visitors to Whitworth Hospital. These represent public benefits in favour of the
proposed development.
With regard to the site area, it is considered that the developable area is limited to
the lower 1.1 ha, resulting in 33-38 dwellings at a density of 30-35 dwellings per
hectare. The upper portion of landabove the existing row of trees becomes
increasingly visible within the landscape and is not considered developable.
Please also find attached plans to illustrate the above points.
Attachments submitted with submission
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I wish to support the proposed allocation of HC2(h) Land at Old Hackney Lane, Darley
Dale on behalf of my client Mr Bunting who owns the western half of the site (ref.
SHLAA172).

Support welcomed. Whilst it is now
suggested that the number of units to
be brought forward on this site may be
less than allocated in the Derbyshire
Dales Local Plan it is considered that
the number allocated in the Local Plan
could be accommodated within the
site, and as such until such times as a
planning permission is implemented it
is considered appropriate to maintain
the allocation at the level proposed.

No Change

HC2(h) Land at Old Hackney Lane, Darley Dale

6225/252

Mr Richard
Bunting

HC2(H) 6.2

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
I wish to support the proposed allocation of HC2(h) Land at Old Hackney Lane, Darley
Dale on behalf of my client Mr Bunting who owns the western half of the site (ref.
SHLAA172).
The site is in a sustainable location, a moderate distance from a number of everyday
services and facilities including schools, shops, health services and public transport.
With regard to landscape character, the site is located immediately adjacent to
existing development on the Darley House Estate and would not extend any further
up the hillside. Furthermore, there is an
existing belt of trees which would remain along the upper (northeastern) boundary of
the site. For these reasons any adverse impact on landscape character would be very
limited and outweighed by
the provision of much needed new housing.
With regard to access, the highway comments in the SHLAA appraisal are noted.
Whilst it is stated the access would need to be relocated towards the northwestern
boundary, the reasons for this are
unclear. The existing gated access near the southeastern boundary provides adequate
visibility as the road is relatively straight in either direction at this point. Old Hackney
Lane has a 30mph speed limit
so visibility splays of no more than 43m would be required. The existing access is also
located where the level differences between the site and field are minor. The site is
capable of being developed
either in conjunction with the adjacent site or independently as the adjacent site’s
existing access is over 50m to the southeast. As part of the development of the site
Old Hackney Lane could be
widened to increase the footway width and provide some safe on-street parking for
visitors to Whitworth Hospital. These represent public benefits in favour of the
proposed development.
With regard to the site area, it is considered that the developable area is limited to
the lower 0.9 ha,resulting in 27-32 dwellings at a density of 30-35 dwellings per
hectare. The upper portion of land above the existing row of trees becomes
increasingly steep and is not considered developable.
Please also find attached plans to illustrate the above points.

Attachments submitted with submission
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All sites allocated under Policy HC2
have been assessed as part of the
SHELAA process as suitable, available
and achieveable. Policy HC2(i) Land off
Hackney Lane, Darley Dale has been
assessed as developable and
deliverable. As part of the SHELAA
process a number of constraints were
assessed. In terms of highways and
acces the Highways Authority
comments state that a safe access may
possibly be achieved from Old Hackney
Lane, stating the site has a relatively
limited frontage to Old Hackney Lane
and given the perceived vehicle speeds
on this part of the network and
horizontal/vertical highway
alignments. Access may also be
possible from Black Rocks Avenue - it
may be possible to extend Blackrocks
Avenue subject to land control and no
ransom element, however access via
this route would need to overcome
the obvious level differences between
Black Rocks Avenue and the
site…...Pedestrian access is limited, but
there are opportunities for
improvement and enhancement.' The
Highways Authority do not have an
objection to this site being allocated
within the Local Plan based upon
Highways grounds. Policy HC2 sets out
that when determining planning
applications for residential
developments it should be considered
in accordance with other policies
within the Plan, including Policy HC19:
Accessibility and Transport , of which
addresses pedestrian safety issues. It is
therefore recommended that no
changes are necessary.

No Change

HC2(i) Land off Old Hackney Lane, Darley Dale

2279/327

Mrs Jacqueline
Tunnicliffe MBE
Retired

HC2(i)

Yes

REPRESENTATION
In my letter to yourselves dated 10th September, I asked if the DDDC Planning Office
had carried out a safety survey on Blackrocks Avenue when every resident at home,
some have 3 cars per household, the Avenue cannot cope with further traffic,
reducing it to a single lane. The residents need to be informed if the new proposed
development access is to be up the Avenue.
In my opinion the safety of the residents on Blackrocks Avenue should be considered,
the impact of more traffic up and down would be a nightmare, plus if the plan goes
ahead all the builders traffic would be dreadful.
Children playing out on the Avenue would be at extra risk.
SUGGESTED CHANGE TO PLAN
Re-assess Site Allocation Policy HC2(i), Land Off Hackney Lane, Darley Dale.
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Comments related to the placement of
Darley Bridge within the settlement
hierarchy are noted. Policy S3 reflects
the outcomes of the Settlement
Hierarchy Assessment which forms
part of the evidence base. The
settlement hierarchy assessed social
and economic indicators to identify
those settlements which could best
accommodate major development and
could therefore be the subject of site
specific allocations for residential
development in order to direct new
development towards the most
sustainable locations. This assessment
included consideration of a number of
social and economic factors including
employment opportunities and
provision of services. Based on an
assessment of these factors it is
deemed wholly appropriate that
Darley Bridge is classified as tier 3
village.

No Change

HC2(j) Land to the rear of RBS, Darley Dale

5591/682

Sarah Foster
Coverland UK
Ltd

HC2j

REPRESENTATION
Several of the settlements listed under policy S3 as 'accessible settlements with
limited facilities' appear to be neither particularly accessible nor comparable with
others in the list in terms of their facilities. Darley Bridge, in particular, appears to
have been added to this list simply to justify a housing land allocation (HC2j). This
predetermination at a strategic level means that the plan has not been positively
prepared.
Although located within the settlement framework boundary for Darley Bridge, site
HC2j is in a largely unsustainable location. Site HC2j is remote from the shops and
services of both Darley Dale and Matlock and development of this site would
inevitably increase car usage to access the services in these towns, contrary to the
aspirations of Key Issue 5 to reduce travel demand and draft policy S2 to minimise the
need to travel. More appropriate development sites that have been demonstrated to
be available and deliverable (e.g. site SHLAA 164) are located closer to the core of
Darley Dale.
SUGGESTED CHANGE TO PLAN
The settlement hierarchy needs to be revisited to ensure that tier 3 settlements
accord with the description of them as being 'accessible with limited facilities'.

With regards to the allocation of
HC2(J) this site has been through an
extensive assessment within the
SHELAA process. This assessment
covered a number of different factors
including distance to services. The
assessment process deemed the site
developable. The site is within the
settlement development boundary of
Darley Dale which is assessed as a tier
two village indicating that after the
market towns this is the most
sustainable location for development.
For these reasons it is therefore
appropriate that HC2(J) be allocated
within the plan.
Accordingly no changes to policy S3 or
the allocations within Hc2 are
recommended.
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No comment

Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outline below: Highways
confirmed that a safe and secure
access to the site can be achieved with
limited impact on the surrounding
highway network (subject to the scale
of development). The landscape
assessment considers, as a small well
contained site screened from the
wider surroundings there is capacity
for development. Appropriate and
sufficient measures however needed
to mitigate any adverse impact on
visual amenity. The site is of medium
nature conservation value due to the
presence of semi natural wet
grassland/tall herb and semi natural
grassland. Development is likely to
result in minimal impact on the
historic environment. Site is in close
proximity to public transport with
reasonable access to services and
facilities.

No Change.

HC2(k) Land off Normanhurst Park, Darley Dale

6103/568

Rachael Walker

PD10

Yes

REPRESENTATION
This Policy is inconsistent. It identifies a protected area to safeguard the intrinsic
character and quality of the open spaces which run along the Derwent Valley floor to
preserve the long views into and out of the valley, yet it leaves a gap, Normanhurst
(HC2(k)), in the middle where development is proposed, this is counter to its own
policy.
SUGGESTED CHANGE TO PLAN
The Normanhurst site, HC2(k), should be excluded as a development site and it
should be included in the protected area under Policy PD10.

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outlined below:
Highways confirmed that a safe and
secure access to the site can be
achieved with limited impact on the
surrounding highway network (subject
to the scale of development). The
landscape assessment considers, as a
small well contained site screened
from the wider surroundings there is
capacity for development. Appropriate
and sufficient measures however
needed to mitigate any adverse impact
on visual amenity. The site is of
medium nature conservation value
due to the presence of semi natural
wet grassland/tall herb and semi
natural grassland. Development is
likely to result in minimal impact on
the historic environment. Site is in
close proximity to public transport
with reasonable access to services and
facilities.

No Change

HC2(k) Land off Normanhurst Park, Darley Dale

415/766

Rodney Howlett

HC2(k)

Yes

REPRESENTATION
Site HC2(k) should be removed from the Plan and the site included in Policy PD10 as a
protected site in the Matlock to Darley Dale A6 Corridor. It is inconsistent to have this
linear, protected area, PD10, split in two by having a development site sitting in the
middle and intruding deep into the Derwent Valley.
At one point this site is only 45m (150ft) from the river itself, impacting on the long
views into and out of the Derwent Valley. Derbyshire County Council raised this as an
objection in a letter to DDDC (27 July 2016), stating “This could have impacts on a
highly sensitive landscape and separate the physical and visual continuity of the green
space along the valley corridor.”.
It is also subject to air pollution and noise from the Peak Rail, counter to the DDDC’s
own policy, PD9.
SUGGESTED CHANGE TO PLAN
Site HC2(k) should be removed and the site included in Policy PD10 as a protected site
in the Matlock to Darley Dale A6 Corridor

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outline below: Highways
confirmed that a safe and secure
access to the site can be achieved with
limited impact on the surrounding
highway network (subject to the scale
of development). The landscape
assessment considers, as a small well
contained site screened from the
wider surroundings there is capacity
for development. Appropriate and
sufficient measures however needed
to mitigate any adverse impact on
visual amenity. The site is of medium
nature conservation value due to the
presence of semi natural wet
grassland/tall herb and semi natural
grassland. Development is likely to
result in minimal impact on the
historic environment. Site is in close
proximity to public transport with
reasonable access to services and
facilities.

No Change

HC2(k) Land off Normanhurst Park, Darley Dale

6019/683

Jayne Lesley
Howlett

HC2(k)

Yes

REPRESENTATION
HC2(k) should be removed from the plan and included in policy PD10. It is perverse to
have the PD10 protected area split in two with a development area in the middle.
The whole of the Derwent Valley floor at Darley Dale should be protected.
HC2(k) should also be removed due to policy PD9. The Peak Rail line runs along the
length of HC2(k) and generates significant air and noise pollution.
SUGGESTED CHANGE TO PLAN
Site HC2(k) should be removed from the plan and included in policy PD10 as a
protected site.

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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No comment

Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outlined below:
Highways confirmed that a safe and
secure access to the site can be
achieved with limited impact on the
surrounding highway network (subject
to the scale of development). The
landscape assessment considers, as a
small well contained site screened
from the wider surroundings there is
capacity for development. Appropriate
and sufficient measures however
needed to mitigate any adverse impact
on visual amenity. The site is of
medium nature conservation value
due to the presence of semi natural
wet grassland/tall herb and semi
natural grassland. Development is
likely to result in minimal impact on
the historic environment. Site is in
close proximity to public transport
with reasonable access to services and
facilities.

No Change

HC2(k) Land off Normanhurst Park, Darley Dale

6103/671

Archie Walker

HC2(k)

Yes

REPRESENTATION
Site HC2(k) should be removed from the Plan and the site included in Policy PD10 as a
protected site in the Matlock to Darley Dale A6 Corridor. It is inconsistent to have this
linear, protected area, PD10, split in two by having a development site sitting in the
middle and intruding deep into the Derwent Valley. At one point this site is only 45m
(150ft) from the river itself, impacting on the long views into and out of the Derwent
Valley. Derbyshire County Council raised this as an objection in a letter to DDDC (27
July 2016), stating "This could have impacts on a highly sensitive landscape and
separate the physical and visual continuity of the green space along the valley
corridor." . It is also subject to air pollution and noise from the Peak Rail, counter to
the DDD's own policy, PD9.
SUGGESTED CHANGE TO PLAN
Site HC2(k) should be removed and the site included in Policy PD10 as a protected
site in the Matlock to Darley Dale A6 Corridor

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outlined below:
Highways confirmed that a safe and
secure access to the site can be
achieved with limited impact on the
surrounding highway network (subject
to the scale of development). The
landscape assessment considers, as a
small well contained site screened
from the wider surroundings there is
capacity for development. Appropriate
and sufficient measures however
needed to mitigate any adverse impact
on visual amenity. The site is of
medium nature conservation value
due to the presence of semi natural
wet grassland/tall herb and semi
natural grassland. Development is
likely to result in minimal impact on
the historic environment. Site is in
close proximity to public transport
with reasonable access to services and
facilities.

No Change.

HC2(k) Land off Normanhurst Park, Darley Dale

6266/599

Alexander
Nicolson Burd

HC2(K)

Yes

REPRESENTATION
Site HC2(k) is included in this policy in spite of the fact that it contravenes many of the
policies:- it contravenes policy PD10 because the development has an adverse impact
on the views into and along the Derwent Valley, it contravenes policy PD6 because it
contains several listed trees which could be damaged and it contracvenes policy PD4
because it affects the green infrastructure
SUGGESTED CHANGE TO PLAN
Site HC2(k) should be excluded from the list of development sites.

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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No comment

Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outlined below:
Highways confirmed that a safe and
secure access to the site can be
achieved with limited impact on the
surrounding highway network (subject
to the scale of development). The
landscape assessment considers, as a
small well contained site screened
from the wider surroundings there is
capacity for development. Appropriate
and sufficient measures however
needed to mitigate any adverse impact
on visual amenity. The site is of
medium nature conservation value
due to the presence of semi natural
wet grassland/tall herb and semi
natural grassland. Development is
likely to result in minimal impact on
the historic environment. Site is in
close proximity to public transport
with reasonable access to services and
facilities.

No Change

HC2(k) Land off Normanhurst Park, Darley Dale

6195/589

Doreen Burd

PD3

Yes

REPRESENTATION
BIODIVERSITY AND THE NATURAL ENVIRONMENT
POSITIVELY PREPARED, JUSTIFIED OR EFFECTIVE: NO
Development on this site would destroy 100% greenfield and put at risk a wide variety
of wildlife including:
- 59 different species of birds, including protected ones,
- similarly protected species of butterflies and bats,
-on the ground, badgers and hedgehogs, pheasants, foxes, rabbits and moles and a
polecat and water vole which were recorded on photos.
- also at risk would be protected trees and hedgerows.

CONSISTENT WITH NATIONAL POLICY: NO
Loss of such habitat is contrary to the Government's National Planning Policy
Framework which states that the planning system should:
- consider issues relating to the intrinsic character of the countryside, including the
conservation and enhancement of the natural environment.
- aim to prevent harm to main landscape features which, due to their linear or
continuous nature, are important for the migration, dispersal and genetic exchanges
of plants and animals”.
- contribute to and enhance the natural and local environment by:
- protecting and enhancing valued landscapes, geological conservation interests and
soils;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures. P26/27 NPPF
SUGGESTED CHANGE TO PLAN
The Normanhurst Site (HC2(k)) should be removed as a development site and instead
be included in the protected area under Policy PD10.
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Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outlined below:
Highways confirmed that a safe and
secure access to the site can be
achieved with limited impact on the
surrounding highway network (subject
to the scale of development). The
landscape assessment considers, as a
small well contained site screened
from the wider surroundings there is
capacity for development. Appropriate
and sufficient measures however
needed to mitigate any adverse impact
on visual amenity. The site is of
medium nature conservation value
due to the presence of semi natural
wet grassland/tall herb and semi
natural grassland. Development is
likely to result in minimal impact on
the historic environment. Site is in
close proximity to public transport
with reasonable access to services and
facilities.
Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.

No Change

HC2(k) Land off Normanhurst Park, Darley Dale

6195/588

Doreen Burd

PD5

Yes

REPRESENTATION
LANDSCAPE CHARACTER POSITIVELY PREPARED, JUSTIFIED OR EFFECTIVE: NO
In both the Derbyshire Dales Strategic Landscape Sensitivity Study, and the Wardle
Armstrong Survey this is an area classed as of High Landscape Sensitivity.
Development of land at Normanhurst Park would be contrary to the policy which
seeks to protect, enhance and restore the landscape character of the Plan Area for its
own intrinsic beauty.
Derbyshire County Council has also expressed concerns about the adverse impact of
this development on a highly sensitive landscape and its separation of the physical
and visual continuity of the green space along the valley.
CONSISTENT WITH NATIONAL POLICY: NO
Loss of an area of 100% green field that has been assessed as high landscape value is
also contrary to the Government's National Planning Policy Framework which states
that the planning system should:
- “contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils” and;
- “encourage the effective use of land by reusing land that has been previously
developed (brownfield land), provided that it is not of high environmental value” p6
NPPF.
Destruction of 100% greenfield clearly flies in the face of this national policy.
SUGGESTED CHANGE TO PLAN
The Normanhurst Site (HC2(k)) should be removed as a development site and instead
be included in the protected area under Policy PD10.
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Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outline below: Highways
confirmed that a safe and secure
access to the site can be achieved with
limited impact on the surrounding
highway network (subject to the scale
of development). The landscape
assessment considers, as a small well
contained site screened from the
wider surroundings there is capacity
for development. Appropriate and
sufficient measures however needed
to mitigate any adverse impact on
visual amenity. The site is of medium
nature conservation value due to the
presence of semi natural wet
grassland/tall herb and semi natural
grassland. Development is likely to
result in minimal impact on the
historic environment. Site is in close
proximity to public transport with
reasonable access to services and
facilities.

No Change

HC2(k) Land off Normanhurst Park, Darley Dale

6195/587

Doreen Burd

PD6

Yes

REPRESENTATION
TREES, HEDGEROWS & WOODLAND PROPERLY PREPARED, JUSTIFIED OR EFFECTIVE:
NO
Allocation of land at Normanhurst Park would be contrary to this policy.
Development on this site would destroy 100% greenfield along with a wide variety of
wildlife, established trees and hedgerows.
CONSISTENT WITH NATIONAL POLICY: NO
Loss of such habitat is contrary to the Government's National Planning Policy
Framework which states that the planning system should:
- contribute to and enhance the natural and local environment by:
and soils;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
SUGGESTED CHANGE TO PLAN
The Normanhurst Site (HC2(k)) should be removed as a development site and instead
be included in the protected area under Policy PD10

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outline below: Highways
confirmed that a safe and secure
access to the site can be achieved with
limited impact on the surrounding
highway network (subject to the scale
of development). The landscape
assessment considers, as a small well
contained site screened from the
wider surroundings there is capacity
for development. Appropriate and
sufficient measures however needed
to mitigate any adverse impact on
visual amenity. The site is of medium
nature conservation value due to the
presence of semi natural wet
grassland/tall herb and semi natural
grassland. Development is likely to
result in minimal impact on the
historic environment. Site is in close
proximity to public transport with
reasonable access to services and
facilities.

No Change

HC2(k) Land off Normanhurst Park, Darley Dale

6195/584

Doreen Burd

HC2(k)

Yes

REPRESENTATION
DEVELOPMENT OF LAND BEHIND NORMANHURST PARK & SHAND HOUSE.
It is inconsistent to allow development of this site which transects the protected areas
of the Derwent Valley and splits into two the area protected by policy PD10.
This is an area of High Landscape Sensitivity as included in the Derbyshire Dales
Strategic Landscape Sensitivity Study, and the Wardle Armstrong Survey.
Derbyshire County Council has also expressed concerns about the adverse impact of
this development on a highly sensitive landscape and its separation of the physical
and visual continuity of the green space along the valley corridor. (letter July 27,
2016)
Development on this site would destroy 100% greenfield along with a wide variety of
wildlife, established trees and hedgerows.
At risk would be:
- 59 different species of birds, including protected ones
- similarly protected species of butterflies and bats
- on the ground: badgers and hedgehogs, pheasants, foxes, rabbits and moles also a
polecat and a water vole (recorded by photo).
- protected trees and hedgerows

CONSISTENT WITH NATIONAL POLICY: NO
Loss of an area of 100% green field that has been assessed as high landscape value is
also contrary to the Government's National Planning Policy Framework which states
that the planning system should:
- contribute to and enhance the natural and local environment by:
- protecting and enhancing valued landscapes, geological conservation interest and
soils” and;
- consider issues relating to the intrinsic character of the countryside, including the
conservation and enhancement of the natural environment.
Loss of such habitat is contrary to the Government's National Planning Policy
Framework which states that the planning system should:
- aim to prevent harm to main landscape features which, due to their linear or
continuous nature, are important for the migration, dispersal and genetic exchanges
of plants and animals”.
- minimise impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
In particular, in the NPPF, under Natural Environment (subset Biodiversity &
Ecosystems) guidance reads
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Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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-“planning authorities should consider the potential effects of a development on the
habitats or species in the atural Environment and Rural Communities Act 2006”.
SUGGESTED CHANGE TO PLAN
Site HC2(k) should be removed as a development site and the site instead be included
in Policy PD10 as a protected site in the Matlock to Darley Dale A6 Corridor under
Policy PD10.
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Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outline below: Highways
confirmed that a safe and secure
access to the site can be achieved with
limited impact on the surrounding
highway network (subject to the scale
of development). The landscape
assessment considers, as a small well
contained site screened from the
wider surroundings there is capacity
for development. Appropriate and
sufficient measures however needed
to mitigate any adverse impact on
visual amenity. The site is of medium
nature conservation value due to the
presence of semi natural wet
grassland/tall herb and semi natural
grassland. Development is likely to
result in minimal impact on the
historic environment. Site is in close
proximity to public transport with
reasonable access to services and
facilities.

No Change

HC2(k) Land off Normanhurst Park, Darley Dale

6160/557

JANE MOUNSEY

PD10

Yes

REPRESENTATION
Intrinsic to the Local Plan is a need to protect the open spaces along the river
Derwent to preserve the long views in and out of the valley. This is completely at
variance with the proposal to build 24 new houses (Normanhurst HC2) thus
obstructing such a view.
SUGGESTED CHANGE TO PLAN
To remove HC2 as a development site and include it in the protected area under
Policy PD10

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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Comments related to the allocation of
HC2(k) are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable and
achievable. A summary of the
assessment is outline below: Highways
confirmed that a safe and secure
access to the site can be achieved with
limited impact on the surrounding
highway network (subject to the scale
of development). The landscape
assessment considers, as a small well
contained site screened from the
wider surroundings there is capacity
for development. Appropriate and
sufficient measures however needed
to mitigate any adverse impact on
visual amenity. The site is of medium
nature conservation value due to the
presence of semi natural wet
grassland/tall herb and semi natural
grassland. Development is likely to
result in minimal impact on the
historic environment. Site is in close
proximity to public transport with
reasonable access to services and
facilities.

No Change

HC2(k) Land off Normanhurst Park, Darley Dale

6103/567

Rachael Walker

HC2(k)

Yes

REPRESENTATION
Site HC2(k) should be removed from the Plan and the site included in Policy PD10 as a
protected site in the Matlock to Darley Dale A6 Corridor. It is inconsistent to have this
linear, protected area, PD10, split in two by having a development site sitting in the
middle and intruding deep into the Derwent Valley. At one point this site is only 45m
(150ft) from the river itself, impacting on the long views into and out of the Derwent
Valley. Derbyshire County Council raised this as an objection in a letter to DDDC (27
July 2016), stating “This could have impacts on a highly sensitive landscape and
separate the physical and visual continuity of the green space along the valley
corridor.”
It is also subject to air pollution and noise from the Peak Rail, counter to the DDDC’s
own policy, PD9.
Finally a number of concerns have been raised about the section of the A6 leading to
this site where due to the nature of the road and lack of a full pavement on the
Normanhurst side there would be considerable safety issues for pedestrians both of
school age and the elderly crossing to schools, transport services and general access
SUGGESTED CHANGE TO PLAN
Site HC2(k) should be removed and the site included in Policy PD10 as a protected
site in the Matlock to Darley Dale A6 Corridor

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.

536

Chapter 6 Page 81

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT
No comment

Assessment concludes site is suitable
and available and achieveable as part
of the SHELAA process. The summary
of the assessment was concluded as
follow: highways confirmed that a safe
and secure access to the site can be
achieved with limited impact on the
surrounding highway network (subject
to the scale of development). The
landscape assessment considers, as a
small well contained site screened
from the wider surroundings there is
capacity for development. Appropriate
and sufficient measures however
needed to mitigate any adverse impact
on visual amenity. The site is of
medium nature conservation value
due to the presence of semi natural
wet grassland/tall herb and semi
natural grassland. Development is
likely to result in minimal impact on
the historic environment. Site is in
close proximity to public transport
with reasonable access to services and
facilities.

No Change

HC2(k) Land off Normanhurst Park, Darley Dale

6160/540

JANE MOUNSEY

HC2(k)

Yes

REPRESENTATION
The inclusion of HC2(k) contradicts a number of stated policies in the Local Plan.
Maintenance of an open corridor along the valley floor, loss of green amenity space,
risk to protected trees and hedgerows, subsequent loss of wildlife all contravene the
stated aims of the plan. It specifically requires that new sites should blend
harmoniously with existing development without causing "visual intrusion,
shadowing, overbearing effect, noise, light pollution or other adverse effects on local
character" The inclusion of HC2(k) Normanhurst, offends every detail of this policy.
Additionally, the development would be subject to air and noise pollution from Peak
Rail contrary to policy PD9.
SUGGESTED CHANGE TO PLAN
HC2(k) should be removed as a development site and reinstated as a protected site in
Policy PD10 (Matlock to Darley Dale corridor)

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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Comments regarding to HC2(k) and its
conformity with PD10 are noted. The
site has been through an extensive
assessment process within the SHELAA
which concluded that the site is
suitable and achievable. A summary of
the assessment is outlined below:
Highways confirmed that a safe and
secure access to the site can be
achieved with limited impact on the
surrounding highway network (subject
to the scale of development). The
landscape assessment considers, as a
small well contained site screened
from the wider surroundings there is
capacity for development. Appropriate
and sufficient measures however
needed to mitigate any adverse impact
on visual amenity. The site is of
medium nature conservation value
due to the presence of semi natural
wet grassland/tall herb and semi
natural grassland. Development is
likely to result in minimal impact on
the historic environment. Site is in
close proximity to public transport
with reasonable access to services and
facilities.

No Change.

HC2(k) Land off Normanhurst Park, Darley Dale

6277/507

David John
Allday

HC2(k)

Yes

REPRESENTATION
This site is in the middle of two greenfield sites on either side. These two greenfield
sites can not developed. By allowing development on this site enormous pressure will
be put on the greenfield site to the north of the development. From the A6 /Old Road
this greenfield site is probably the most picturesque in the area. Derbyshire County
Council itself has raised an objection to the development of site HC2(k) in a letter to
the DDDC. This letter states that the development of the site " could have impacts on
a highly sensitive landscape and separates the physical and visual continuity of the
green space along the valley corridor." The DDDC has chosen to ignore this. The
site is also subject to diesel fume and particulate pollution from Peak Rail which runs
alongside the site.
SUGGESTED CHANGE TO PLAN
Site HC2(k) should not be developed and should be removed and instead included in
policy PD10 as a protected site.

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss and accordingly it is
not considered appropriate for the site
to be included within the area covered
by policy PD10 which primarily relates
to land along the A6/Derwent Valley
between Matlock and Darley Dale.
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Local Plan Housing Allocations
Policy HC2: Housing Land Allocations proposes 28 sites to be allocated to
accommodate a total of 3,515 dwellings up to 2033. Many of these sites have a range
of infrastructure requirements that would need to be provided to ensure that they
are delivered in a timely manner. Many of the sites also have potential environmental
impacts that may need to be mitigated to ensure that sustainable development is
achieved. Detailed comments relating to these sites are provided below in Section 4
and Appendix 2 on their key strategic infrastructure implications and potential
impacts for key environmental constraints, particularly landscape, landscape
character and the Derwent Valley Mills World Heritage Site (DVMWHS) and its Buffer
Zone. A number of the proposed allocations are in
quarry sites, which raises issues relating to their mineral reserves and the potential
requirement to safeguard them for future minerals extraction (see Section 8).
Each of the above factors has implications for the delivery of the proposed housing
sites within the Plan period up to 2033 and potential need for on and offsite
mitigation.

Comments noted.

No Change.

HC2(l) Land at Stancliffe Quarry, Darley Dale

2745/123

Steve Buffery
Derbyshire
County Council

HC2(l) & DS3

Yes

Stancliffe Quarry, Darley Dale for 100 dwellings
Stancliffe Quarry produces stone for building and roofing purposes. There are
remaining reserves of 165,000 tonnes of high quality sandstone, although it is
currently inactive.It is proposed to safeguard the resource at this quarry in the
emerging DDMLP. It will be important that any development proposals for the
site take full account of its minerals reserve and national and local plan policies
relating to the need to protect the minerals reserve.
In the context of the above and DCC Officers’ previous comments on Policies H2 (L)
and DS3 in the DLP, it is welcomed that the supporting text to Policy DS3 now includes
appropriate reference to the fact that, in accordance with Policy MC17 of the adopted
Derby and Derbyshire Minerals Local Plan, proposals for the redevelopment of the
site should have due regard to the impact of development on the existing mineral
resource; and an additional criterion has been added to the Policy which highlights
the need to ensure that any new development of the site should have regard to the
impact on the existing mineral resource.
Draft Policy DS3 in the DLP previously proposed to allocate up to 60 dwellings at this
quarry site. It is noted that the PSDP proposes to increase this allocation to
approximately 100 dwellings. The availability of sufficient suitable land at the quarry
to accommodate such a number of dwellings will need careful consideration as it is
constrained by:
• the existing land form and the quarry floor which comprises quarry tipped
material;
• a Tree Preservation Order; and
• the need to stabilise the rock face below Stancliffe Hall, which is currently
subject to an ongoing Breach of Condition Notice served by DCC, with
which DCC is seeking compliance.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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No comment

Comments regarding the viability and
deliverability of the land at Stancliffe
Quarry are noted. The suitability,
availability and deliverability of the site
has been subject to extensive
assessment through the SHELAA
process as outlinned within the
evidence base. The assessment of the
site concluded that the site is
developable. It has therefore been
allocated within the Plan. With regard
to all housing allocations in the Plan
the District Council has written to the
land owners/agents in order to
establish the deliverability of sites,
questioning the anticipated time
frames and where constriants had
been identified establishing that these
could be sufficiently mitigated. Only
those sites for which detailed
information was provided and
deliverability demonstrated have
remained allocated within the Plan.
Based on the SHELAA assessment and
further information provided by the
land owner it is wholly appropiate that
the site remain allocated within the
Plan.

No Change

HC2(l) Land at Stancliffe Quarry, Darley Dale

2221/491

Miss D Fern OBE

Policy HC2 (l)
and Policy DS3
Land at
Stancliffe
Quarry, Darley
Dale and
supporting
paragraphs

Yes

REPRESENTATION
Land at Stancliffe Quarry is the second largest proposed allocation in Darley Dale and
is expected to contribute 100 dwellings towards the Council’s housing supply. We
question the viability and deliverability of this site due to the following reasons:
1. Repair Work/Danger – the north western boundary of the quarry immediately
abutting our client’s property is unstable. The owner’s insurers have now agreed to
repair part of this face. In reality the entire quarry face adjacent our client’s property
requires stabilisation. We estimate that cost to be in excess of £1m.
2. Cost of access - there will be a considerable cost associated with the access. Rock
will need to be removed and extensive engineering works undertaken. The cost of
the access is estimated at £500,000. The costs of stabilisation and constructing the
access will be incurred ahead of any other development taking place. These excessive
on site costs will deter investment by house builders. Our client considers that the
site is not deliverable.
3. Original planning consent for tourism – there is a planning consent for tourist
accommodation on the Quarry site. Draft Policy EC9 promotes holiday chalets,
caravans and camp sites developments. The Stancliffe Quarry site is arguably the only
site in Matlock that would meet the stated criteria and accordingly there is a conflict
between this draft policy and proposed policy DS3.
4. Previously developed land – our client’s maintain that the Stancliffe Quarry site is
not “previously developed land”. This assumption has influenced the Council’s
decision to allocate the site. We refer the Council to the Glossary to the NPPF. The
site is subject to restoration requirements.
We have concerns regarding the deliverability of Stancliffe Quarry. The overall
housing target is 6440 and to meet this all sites set out in policy HC2 must deliver and
they must deliver at the quantum set out in the policy; there is no allowance for
slippage. The table to Policy HC2 indicates a delivery of 100 units from the Quarry site;
we consider this to be over ambitious. An application for up to 60 dwellings was
refused by the Council under permission 15/00640/OUT on the Quarry site with two
of the reasons for refusal being on the grounds of the impact on the character of the
surrounding area and its rural location. It is therefore questionable as to whether the
site will accommodate 100 dwellings without having a detrimental effect on the
character of its rural location.
SUGGESTED CHANGE TO PLAN
We consider that the site at Stancliffe Quarry should be deleted from Policy HC2 as it
is not deliverable or suitable and is unlikely to contribute towards the Councils 5 year
housing land supply.
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HC2(s)

Yes

Yes

Yes

SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
outlines mitigation measures to
adhere to where the quality of the
groundwater could potentially be
affected. The issue raised is covered
within Policy PD9 and therefore it is
considered that no changes are
required to be made to individual site
policies for development as the Local
Plan should be read as a whole when
considering proposals for
development.

No Change

HC2(s) Land at RBS, Matlock

3139/220

Gemma Gaskell
United Utilities

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy HC2 (s)in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
outlines mitigation measures to
adhere to where the quality of the
groundwater could potentially be
affected. The issue raised is covered
within Policy PD9 and therefore it is
considered that no changes are
required to be made to individual site
policies for development as the Local
Plan should be read as a whole when
considering proposals for
development.

No Change

HC2(t) Land at Halldale Quarry, Matlock

3139/226

Gemma Gaskell
United Utilities

Policy HC2(t)

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy HC2(t) in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Land at Halldale Quarry / Matlock Spa Road, Matlock for 220 dwellings

Comments noted.

No Change

HC2(t) Land at Halldale Quarry, Matlock

2745/122

Steve Buffery
Derbyshire
County Council

HC2(t) & DS5

This quarry has been inactive for a significant period of time and is now listed as
dormant. At the time mineral working ceased, there were reserves of 2,750,000
tonnes of Carboniferous Limestone for aggregate use. Whilst this is not a significant
amount in terms of the overall land bank, the issues of national and local planning
policy safeguarding set out above still apply and should be taken into account in the
assessment of this proposal.
In the context of the above and DCC Officers’ previous comments on Policies HC2(t)
and DS5 in the DLP, it is welcomed that the supporting text to Policy DS4 now includes
appropriate reference to the fact that, in accordance with Policy MC17 of the adopted
Derby and Derbyshire Minerals Local Plan, proposals for the redevelopment of the
site should have due regard to the impact of development on the existing mineral
resource; and an additional criterion has been added to the Policy which highlights
the need to ensure that any new development of the site should have regard to the
impact on the existing mineral resource.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1333/241

Mrs Tarina
Johnson

HC 2

Yes

No

REPRESENTATION
Without a law background I do not feel I can comment on whether the Local Plan is
legally compliant. However, as a resident I do not think the DD Local Plan is sound
because of the inclusion of site HC 2(u)- Policy DS4 land off Gritstone Rd/Pinewood
Rd, Matlock. I feel that the DD Local Plan has not been positively prepared, is not
justified, not effective and not consistent with National Policy because of the inclusion
of site HC2 (u) Policy DS4. The site has always been highly contentious site with many
constraints and was removed from the previous local plan in 1986. It also has a
history of failed planning applications dating back 30 years. The planning advisory
committee recognised that this viable or sustainable site and voted to exclude it from
the local plan, a vote overturned by the whole council in order to keep the plan on
track to reach the OAN. It has been stated at previous meetings that the removal of
this site would mean that the plan would fail. It appears that the inclusion of this site
is being driven by the developers looking to develop greenfield rather than brownfield
sites, even increasing the size of the development. No map of revised boundaries was
released prior to the meeting to decide on this increase. The site has been continually
renamed making it difficult for residents to keep track of all new information. As
residents we feel that HC2(u) policy DS 4 is keeping the plan together to obtain the
OAN. There is no reassurance about meeting future infrastructure requirements.
Even though consultation with DCC as the statutory highways and education authority
has taken place and no objections have been raised this is to the district plan as a
whole and not area specific. What will the impact on Matlock be. Matlock already
has major issues with traffic congestion, almost non-existent GP appointments and
school places. This plan is taking an average decision and not a localised one to
achieve its OAN.
The plan is not justified. Why have so many brownfield sites been excluded in favour
of the high density greenfield site. Many sites are coming forward but are being
classed as windfall sites rather than being included in the OAN total which would
reduce the need to destroy greenfield. The quarry sites have a lesser housing density
which could be increased and the government has introduced unlocking the land fund
to encourage the development of previously developed land. Halldale and Cawder
Quarry could sustain a higher density of housing. The Whitworth Institute has offered
land which has been refused and similarly sites HC2(I), HC2(j) and HC2(z) should be
included which would greatly increase the OAN and therefore again reducing the
need to destroy 100% greenfield. The proposal of a new garden village whilst
supported by residents and Matlock Town Council was hardly considered. This type
of development would allow sensitive development complete with appropriate
supporting infrastructure, would alleviate pressure on greenfield sites and congested
tier 1 towns.
I feel the plan is not effective as it seems unfair that 100% of the housing allocation
has to be in 50% of the district due to the restrictions of the Peak National Park. What
has been done by the Council to obtain a reduction in numbers of the National Park.
Has the council been working with the neighbours to obtain a reduction in numbers.
The district should be allowed to offer a reduced housing figure to reflect the Peak
Park situation. The plan is not consistent with National Policy as allocation of site
HC2(u), and therefore the plan as a whole is contrary to many national policies ie.
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Policy PD2 - protecting the historic environment as the site has the historic aqueduct.
Policy PD3 - the development of this site would lead to destruction of 100% greenfield
along with a variety of wildlife again contrary to NPPF which states that the planning
system should contribute to and enhance the natural and local environment by
protecting and enhancing valued landscapes, geological conservation interests and
soils.
PD4 - Green Infrastructure. The NPPF states that planning system should encourage
the effective use of land by reusing land that has been previously developed provided
that it is not of high environmental value P6 NPPF. Therefore destruction of 100%
greenfield clearly flies in the face of this National Policy.
Policy PD6 - Trees Hedgerows and Woodland - again contrary as development of this
site would destroy 100% greenfield along with a wide variety of wildlife established
trees and hedgerows.
Policy PD8 Flood Risk Management and water quality. Again the allocation of this site
would be contrary to this policy. it has a history of flooding and standing water and
has been identified by Severn Trent as flood risk and therefore have high insurance.
There is evidence of water in gardens etc. and videos of flood water pouring from the
site. The area is full of natural springs - matlock was built around its hydros. How will
all this natural water be controlled once the land is opened up and what will be the
impact on the existing infrastructure and who will be liable for the cost of any
consequent flood damage as a direct result of development of this site.
Policy HC19 - Accessibility and Transport - Again contrary to NPPF and therefore
inconsistent. The Dales population is forecast to be an aging one. The DDDC Local
Plan Nov 2015 clearly states "A 43% increase in people aged 60 or more, but the
biggest change will come in the 75+ age group where an 88% increase is forecast". So
therefore developing homes on one of the highest points above the town centre
appears ludicrous. Public transport is being cut and residents of any age will find it
very difficult as the site is virtually inaccessible in bad weather. The site assessments
for HC 2(u) claim that it is a 10/20 minute walk to the closest amenities on Smedley
Street not taking into consideration a steep gradient, so steep that Matlock is host to
a National Hill cycling Championship. If this are forms part of an arduous challenge
how can it be easily walkable especially for the elderly. The NPPF 2012 states in
preparing local plans, local planning authorities should therefore support a pattern of
development which, where reasonable to do so facilitates the use of sustainable
modes of transport" NPPF page 9, it will be so difficult for residents to go anywhere
without cars which means that any development here is effectively encouraging
increased use of the least sustainable method of transport - the car.
There are already severe problems with access roads to the sites. What about the
visability splays at the Gritstone Road land. Extra traffic exiting onto Chesterfield
Road will make unsafe junctions. What about the safety of the many children who
walk to school not only from the increased traffic but also from pollution contrary to
NPPF guidelines. Residents will also suffer from light and noise pollution and
disruption from living near a building site. There may be serious damage caused by
heavy construction vehicles accessing the site. How can this be reducing the need to
travel, especially by car as stated in DD Policy. 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. The inclusion of this
site is unsound because its location dictates that people will need to drive to work
and local amenities. I would like to add that I support the technical statement that is
being prepared and submitted separately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
In order to make this local plan sound the Gritstone Road/Pinewood Road site HC2(u)
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Policy DS4 should be removed from the Local Plan. Brownfield sites which have been
put forward should be revisited. New sites which have since come forward should
contribute to OAN instead of being classed as windfall sites. Some of these sites
would not only accommodate necessary housing but also include new retail
development vital in providing employment opportunities for new residents. These
sites should be fully developed before greenfield sites are offered up. The inclusion of
this site in the local plan makes the whole plan unsound because the site itself HC2
(U) is unsound, unsustainable and unviable.
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The site is situated immediately to the
north of the built up area of Matlock,
which is identified in the Settlement
Hierarchy as a Market Town where
there is access to a full range of
services and facilities for local
residents. As such it is considered that
the allocation of this site for 430 new
homes satisfies the definition of
sustainable development as set out in
the National Planning Policy
Framework (NPPF).

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

5664/2

Mari Carmen
Abrahams

HC2(u)

Yes

No

REPRESENTATION
Object to the inclusion of the allocation at Pinewood Road/Gritstone Road Matlock
being included in the Local Plan. Object to the proposal on the following grounds:
- Natural Environment - The development will mean a loss of a typical Derbyshire
natural landscape of stone walls and grazing green fields and loss of natural wildlife
habitat.
- Transport and Accessibility - The report by the Derbyshire Highways Authority states
that Matlock Green junction and Crown Square are already working at capacity at the
moment. We are not just contending with local traffic, we also have the visitors who
bring needed revenue into the town.
Yet, a very great part of the developments are planned for precisely the areas that will
have to use theses junctions and access roads, namely the Asker Lane and
Pinewood/Gritstone developments. (This doesn’t take into account the smaller
planning applications already approved or being considered like those in Smedley
Street, Starkholmes and Moorcroft, for example.)
According to the report the Highways Authority states that:
…the planning applications for each site should be designed to show good
connection to the existing centre by walking / cycling routes…
This is not definitely the case for the Pinewood/Gritstone development. This site will
encourage car ownership and usage to the limit.
…S106 contributions should be sought to support public transport services running
from each site into their local centre (i.e. central Matlock and central Ashbourne). This
is particularly relevant during the early occupation of the housing sites if sustainable
travel behaviours are to be effective and maintained.
An example: a care worker, working in Darley Dale in one of the several care home
establishments. Will that person use two buses to get there and back, even if we
assume that he or she can get to the place of work first thing in the morning or last
thing at night? I think not.
The fact is that people living at this development having to go to work in the direction
of Bakewell or Derby will still have to use two connections of public transport and
even assuming these improve, it is going to be to inconvenient and lengthy to make it
easy for people to change their behaviour and not use their car.
The suggestions that “mitigating measures” like trip banking, as it is called, can make
any marked impact in Matlock a small market town with vertical sides, when this
method only achieves a 10% reduction in cities, is ludicrous. The analysis estimates
that for the Derbyshire Dales a reduction of between 5 % and 10% could be made
assuming that all the measures are adopted. With Matlock’s geography, the
percentage here will be much less. The fact is that no mitigation measures will
prevent people from using their cars in a site like this.

Although this site is some distance
from the town centre in an elevated
location, the fact that there may
currently be limited links to the town
centre does not in itself mean that the
site is unsuitable for development, as
issues such as these can, through
appropriate mitigation be addressed.
Options may include the provision by
the developer of new buses routes
to/from the site.
In accordance with the requirements
of Paragraph 47 of the NPPF the
District Council must ensure that the
Local Plan meets the full objectively
assessed needs for market and
affordable housing in the housing
market area. The allocation of sites
within the Derbyshire Dales Local Plan
was undertaken following an extensive
assessment through the SHELAA
process which considered the
suitability, availability and
deliverability of each site for
development on a consistent basis.
Although development of the site at
Gritstone Road/Pinewood Road,
Matlock would result in the
development of a greenfield site to the
north of the town there is no
precedent within the NPPF stipulating
that brownfield land must be
developed ahead of greenfield land.
In order to meet the objectively
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Further more, Cavendish road, and its continuation is, in effect, a cul de sac: a narrow
street with a great number of parked cars due to the lack of residents parking. Driving
through is already very slow, patience testing and very difficult for the minibus
service. In winter, as we are in the snow line it can be a nightmare. Gritstone Road
exit into Chesterfield is already difficult now. I don’t know what kind of “mitigations”
there are in store, but with a possible increase of 1000 cars for this site alone, it will
have to be a supernatural good one to make it work.
- Healthcare Provision - The Matlock surgeries are already working under stress and
that there is no provision planned for additional doctors or surgeries.
Last time this was put forward, Paul Wilson indicated that new methods designed to
change people’s behaviour were being considered to mitigate this, like using skype to
talk to doctors, telephone consultations and the encouragement of self care (or
something to that effect).
Some of these methods are already in operation now, but as it has often been said
the population of Matlock are going to be much older by 2030 and common sense
tells us that they are going to need medical care more often, not less and also they
will be less able to use the methods proposed.
-Population - We are told that the population of people over 60 in the Derbyshire
Dales is likely to increase by 32% during the plan period. Both my husband and myself
are fit over 70’s, but we are planning to eventually “go down” into the town not even
further up!
This settlement elevated and isolated location, together with the fact that it is
exposed to cold winds, even in summer, and snows that linger in winter, will condemn
older people to be prisoners in their own homes, will reduce independent living and
will put more strains in the social and health services. Having worked at the
Whitworth and Newhome Hospitals I am in a position to know what I am talking
about.
Please note that the above objections are only an extract. There are many others like
flooding, for example, that don’t affect me personally but important nevertheless.
The negative elements of development on this site are just too numerous and the
proposed measures and ideas for “mitigation” of the impacts are too weak, vague,
unsound, naïve and to put it bluntly, some of them, completely unworkable.
If the need for housing is as great as it is claimed, the numerous quarries around
Matlock should be taken advantage of. Measures should be taken to “mitigate” the
difficulties of building on such sites, which are only financial after all, rather than
trying to find “mitigations” that are unsustainable, unworkable and will cause long
lasting damaging to the environment and the population of Matlock, by building in
the Pinewood/Gritstone site.
We are warned about the Government Inspector as if he was the “Big Black Woolf”
who is going to override everything we don’t comply with. Why don’t we ask him for
some flexibility to “mitigate” the fact that we, with the Peak Park inside our Local
Plan, all the housing needs have to be covered from half of the area of the Derbyshire
Dales?
I beg you take all these considerations into account and remove this site from your
plan.
SUGGESTED CHANGE TO PLAN
Remove site HC2(u) Land off Pinewood Road and Gritstone Road, Matlock from the
Plan.
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assessed need for housing it is
necessary to release greenfield and
brownfield sites for residential
development across the plan area.
Indeed of the sites allocated for
residential development in Policy HC2
65% are on previously developed land.
This includes a large brownfield site on
the edge of Matlock at Halldale Quarry
which is allocated for a mixed use
development of 220 dwellings and 2
hectares of employment land.
Whilst the density of the allocation at
Halldale Quarry would appear to be in
the order of 8dph compared to about
18 dph for the Gritstone Road site the
net developable area for Halldale is
considerably less than the 27ha set out
in Policy HC2 (t). Similarly the net
developable area of the site at
Gritsone Road is likely to be less than
the 24.16ha identified in the Local
Plan. Given that developers seek to
achieve about 3,200 sq m of
residential floorspace per hectare it is
considered that density of the
residential development on both sites
is likely to be of a similar order.
In terms of impact on the natural
environment, local wildlife and natural
habitats, consultation with Derbyshire
Wildlife Trust through the SHELAA
process concluded that the site has
low nature conservation value. As such
it was considered that there was
insufficient grounds not to allocate the
site on the basis of impact upon nature
conservation interests.
However, notwithstanding the advice
from the Derbyshire Wildlife Trust
policies within the Local Plan require
an ecological assessment of the site be
undertaken to determine the extent of
habitats/species on site and to identify
any appropriate mitigation measures.
In regard to the impact of
development on landscape character,
the landscape assessment undertaken
as part of the SHELAA concluded that
landscape sensitivity to housing
development ranges from low in the
south of the site to medium in the
north of the site. The landscape
character of the eastern part of the
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site was identified as having the
greatest sensitivity (medium to high)to
residential development.
Whilst it is acknowledged that
residential development on the site
will have some degree of impact on
landscape character and visual
amenity this however, has to be
balanced against the need to ensure
that the Local Plan fully meets the
Identified Objectively Assessed Need
for housing. In the absence of this site
being considered to be wholly within
an area of high landscape sensitivity it
was concluded that the extent of any
adverse landscape impact was
insufficient to warrant not allocating
the site for residential development.
Policies within the Local Plan seek to
ensure that development protects and
enhances the landscape character of
the area. Furthermore Policy DS4
requires the submission of a
comprehensive landscaping plan as
part of any planning application to
ensure that development is able to be
assimilated into the landscape.
The proximity of the site to Grade II
listed Wolds Farm to the south of the
site was taken into account in the
assessment of site through the SHELAA
process. It is also recognised in Policy
DS4, which requires a Historic
Environment Assessment to be
submitted to consider the impact of
development on heritage assets,
ensuring that the resultant
development does not have a
detrimental impact on the historic
environment and setting of Wolds
Farm.
The evidence indicates that parts of
the site have surface water flood risk
issues, which appear to be related to
the geology, and topography of the
site. The Strategic Flood Risk
Assessment acknowledges that there
has been groundwater flooding in a
number locations around the around
the periphery of the site.
It is however, considered that Policy
PD8 and Policy DS4 will ensure that
appropriate mitigation is achieved to
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ensure that flood risk issues including
those from surface water are
addressed through the submission of a
site specific flood risk assessment. Any
mitigation measures suggested as part
of the planning application to address
the surface water run-off and for this
site will be subject to review by
Derbyshire County Council as Lead
Local Flood Authority and the
Environment Agency. It is however
understood from discussions with
these agencies that mitigation
measures should be capable of being
provided. Clearly if mitigation
measures cannot be provided this
would be a significant consideration
which would need to be taken into
account when any planning application
is determined.
Extensive consultation with the
Highways Authority has been
undertaken to evaluate the impact of
development at Gritstone
Road/Pinewood Road on the highway
network. During the assessment of the
site through the SHELAA process the
Highways Authority indicated that the
site was capable of being served by a
safe access onto the highways
network. Whilst the traffic and
transport report on the impact of the
proposed allocations in the Local Plan
concluded that there was likely to be
significant impact upon a number of
key junctions in Matlock, Derbyshire
County Council as Highways Authority
did not object to the overall level of
impact of this and other proposed
residential allocations on the highways
network. In the absence of a specific
objection to the site on highways
grounds it is considered that it would
be inappropriate to sustain an
objection to the allocation of this site
within the Derbyshire Dales Local Plan.
Notwithstanding this Policy DS4
requires the submission of a Transport
Assessment and Travel Plan to ensure
the impacts of development on the
highway network, mitigation measures
and improvements to existing; and
development of new pedestrian/cycle
routes can be secured. Furthermore
Policy HC19 and HC20 seek to ensure
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that development can be safely
accessed in a sustainable manner with
measures to manage travel demand
adopted to enable the delivery of
sustainable development. If the
evidence that is submitted with any
planning application, indicates that the
requirements of the Local Plan on
highways grounds cannot be achieved
to the satisfaction of Derbyshire
County Council as highways authority
then this would be a significant matter
that would need to be taken into
account in the determination of any
planning application.
The site has been subject to previous
planning applications on the site which
have either been refused or dismissed
at appeal. However any previous
planning history does not set a
precedent and each proposal must be
assessed upon its own merits.
Comments requesting the
reinstatement of sites that have been
discounted as an alternative to site
HC2(u) are noted. However, sites not
considered appropriate for allocation
within the Local Plan have been
rejected for valid material planning
reasons.. Similarly the alternative
concept of a new village to meet the
District’s housing needs was
discounted because of the lack of
available evidence that land suitable to
deliver such a proposal was available,
despite a number of ‘call for site’
exercises being undertaken across the
plan preparation process.
The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
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subsequently at a local level.
The District Council is committed to
working with partners to ensure that
the appropriate type and amount of
infrastructure is in place to meet the
needs of the plan area and support the
delivery of development. However the
District Council is not responsible for
the delivery of such infrastructure –
this becomes the responsibility of the
relevant agencies including the County
Council as Education Authority and the
Clinical Commissioning Group in
respect of medical facilities.
Policy S11 of the Local Plan sets out
the Councils approach to ‘Local
Infrastructure and Developer
Contributions’ seeking to ensure that
new development is supported by the
appropriate provision of social,
physical and green infrastructure. As
part of the evidence base an
infrastructure delivery plan and
accompanying infrastructure schedule
has been prepared to identify the
extent of need for, and delivery of
future infrastructure requirements.
Work on infrastructure delivery
planning has been and will continues
to be informed by consultation with
the relevant agencies such as the
Education Authority, Clinical
Commissioning Groups (for health
care), utility providers and other key
stakeholders.

552

Chapter 6 Page 82

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

5664/5

Mari Carmen
Abrahams

HC2U

Yes

No

REPRESENTATION
Reference to the allocation the Pinewood/Gritstone site to be included in the Local
Plan I write to you to object to this proposal on the following grounds:
Natural environment - This development will mean a loss of a typical Derbyshire
natural landscape of stone walls and grazing green fields and loss of natural wildlife
habitat.
Transport and Accessibility - The report by the Derbyshire Highways Authority states
that Matlock Green junction and Crown Square are already working at capacity at the
moment. We are not just contending with local traffic, we also have the visitors who
bring needed revenue into the town. Yet, a very great part of the developments are
planned for precisely the areas that will have to use theses junctions and access
roads, namely the Asker Lane and Pinewood/Gritstone developments. (This doesn't
take into account the smaller planning applications already approved or being
considered like those in Smedley Street, Starkholmes and Moorcroft, for example.)
According to the report the Highways Authority states that: 'the planning
applications for each site should be designed to show good connection to the existing
centre by walking / cycling routes'. This is not definitely the case for the
Pinewood/Gritstone development. This site will encourage car ownership and usage
to the limit. S106 contributions should be sought to support public transport
services running from each site into their local centre (i.e. central Matlock and central
Ashbourne). This is particularly relevant during the early occupation of the housing
sites if sustainable travel behaviours are to be effective and maintained.
An example: a care worker, working in Darley Dale in one of the several care home
establishments. Will that person use two buses to get there and back, even if we
assume that he or she can get to the place of work first thing in the morning or last
thing at night? I think not. The fact is that people living at this development having
to go to work in the direction of Bakewell or Derby will still have to use two
connections of public transport and even assuming these improve, it is going to be to
inconvenient and lengthy to make it easy for people to change their behaviour and
not use their car. The suggestions that 'mitigating measures' lik trip banking, as it
is called, can make any marked impact in Matlock a small market town with vertical
sides, when this method only achieves a 10% reduction in cities, is ludicrous. The
analysis estimates that for the Derbyshire Dales a reduction of between 5 % and 10%
could be made assuming that all the measures are adopted. With Matlock's
geography, the percentage here will be much less. The fact is that no mitigation
measures will prevent people from using their cars in a site like this.
Further more, Cavendish Riad, and its continuation is, in effect, a cul de sac: a narrow
street with a great number of parked cars due to the lack of residents parking. Driving
through is already very slow, patience testing and very difficult for the minibus
service. In winter, as we are in the snow line it can be a nightmare. Gritstone Road
exit into Chesterfield is already difficult now. I don't know what kind of mitigations'
there are in store, but with a possible increase of 1000 cars for this site alone, it will
have to be a supernatural good one to make it work.
Healthcare Provision - The Matlock surgeries are already working under stress and
that there is no provision planned for additional doctors or surgeries. Last time this
was put forward, Paul Wilson indicated that new methods designed to change
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peoples behaviour were being considered to mitigate this, like using skype to talk to
doctors, telephone consultations and the encouragement of self care (or something
to that effect). Some of these methods are already in operation now, but as it has
often been said the population of Matlock are going to be much older by 2030 and
common sense tells us that they are going to need medical care more often, not less
and also they will be less able to use the methods proposed.
Population - We are told that the population of people over 60 in the Derbyshire
Dales is likely to increase by 32% during the plan period. Both my husband and myself
are fit over 70s, but we are planning to eventually 'go down' into the town not even
further up! This settlement elevated and isolated location, together with the fact that
it is exposed to cold winds, even in summer, and snows that linger in winter, will
condemn older people to be prisoners in their own homes, will reduce independent
living and will put more strains in the social and health services. Having worked at the
Whitworth and Newhome Hospitals I am in a position to know what I am talking
about.
Please note that the above objections are only an extract. There are many others like
flooding, for example, that don't affect me personally but important nevertheless.
The negative elements of development on this site are just too numerous and the
proposed measures and ideas for 'mitigation' of the impacts are too weak, vague,
unsound, aive and to put it bluntly, some of them, completely unworkable. If the
need for housing is as great as it is claimed, the numerous quarries around Matlock
should be taken advantage of. Measures should be taken to ',itigate' the difficulties
of building on such sites, which are only financial after all, rather than trying to find
'mitigations' that are unsustainable, unworkable and will cause long lasting
damaging to the environment and the population of Matlock, by building in the
Pinewood/Gritstone site. We are warned about the Government Inspector as if he
was the 'Big Black Woolf' who is going to override everything we do't comply with.
Why don't we ask him for some flexibility to 'mitigate' the fact that we, with the
Peak Park inside our Local Plan, all the housing needs have to be covered from half of
the area of the Derbyshire Dales?
SUGGESTED CHANGE TO PLAN
I beg you take all these considerations into account and remove this site from your
plan.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3470/6

J K Winnard

HC2(U)

Yes

No

REPRESENTATION
I wish to make representation against the proposal to include land off Cavendish Park
and Gritstone Road as potential housing development.
Although I now live off Asker Lane, I lived on Cavendish Park for some 33 years from
1968 to 2001. Nonetheless, I would maintain that development of this site will affect
me because of the increased traffic onto Chesterfield Road via Wellington Street,
Wolds Roads and Sandy Lane.
My main point would be that local consultation and the final report of the Local Plan
Advisory Committee both emphasise the numerous obstacles that show this area to
be unsuitable for development on such a scale.
Whenever I return to Cavendish Park, I am appalled by the on street parking that now
takes place on narrow roads and the congestion that has increased over the years at
the bottleneck entrance from Wellington Street.
I acknowledge that difficulties faced by Council in providing adequate land resources
but I object to the draft plan on the basis that the Council has intentionally included
this land despite the knowledge that it will does not provide adequate highway
access. Presumably this then "passes the buck" to the Inspector.
You might also care to note that when last houses were built on Pinewood Road and
High Ridge, several houses were subject to flooding and an open drainage channel
had to be made because of the damage done to the old field drainage system.
This land has been subject to several Inspector Reports and housing plans to extend
the development have always been rejected.
Finally can I ask which of the following facts have made the area MORE suitable for
housing since its exclusion from the previous plans and rejection by Inspectors?
1. The increase in car ownership per household?
2. The increase in traffic on adjoining feeder roads (Wellington Street/Chesterfield
Road)?
3. The fact that owners on property on Chesterfield Road have agreed to sell part of
their land to give adequate visibility?
4. The increased use of Cavendish Road playing fields?
SUGGESTED CHANGE TO PLAN
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It is none of the four issues idenfied
which make the site more suitable at
this time compared to previous
considerations - it is the fact that the
Government are now requiring the
District Council to identify land to
meet all of its Objectively Assessed
Need for Housing on sites which are,
and in this case is, delvierable over the
plan period.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6292/7

Jon Clarke

HC2U

Yes

No

REPRESENTATION
I agree that Matlock needs more houses, but when a brown field site such as Cawdor
quarry is available, then why allow a green field site. Cawdor quarry would be ideal
for starter homes or shared ownership homes to allow younger residents to take their
first step on the property ladder (they are less concerned about the view). The Wolds
development will no doubt feature luxurious detached houses for high earners, which
will generate a nice fat profit for the developers. If the Council allow green field
development when brown field sites are available then Cawdor Quarry will remain a
blot on the landscape for years. I suggest the Councillors take a look at Chesterfield
where numerous developments on former industrial land along the A61 corridor have
been built. These developments generally provide affordable accommodation to first
time buyers and is a blueprint for urban regeneration. I'm positive that Cawdor
would be economically viable and the Poppyfields development demonstrates
sufficient demand. Once these brown field sites have been developed, then a Wolds
development might be a logical option, but let's satisfy the need for affordable
housing first.
SUGGESTED CHANGE TO PLAN
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The comments relating to the
development of brownfield land over
the release of greenfield land are
noted, however there is no precedent
within the National Planning Policy
Framework stipulating that brownfield
land must be developed ahead of
greenfield land. In order to meet the
objectively assessed need for housing
it is necessary to release greenfield
and brownfield sites for residential
development. Policy HC2 allocates
land for the provision of 3515
dwellings, 2312 of which are on
previously developed land. The
Derbyshire Dales Local Plan seeks to
encourage the redevelopment of
Cawdor Quarry and policy S8 Matlock/Wirksworth/Darley Dale
Development Strategy supports the
development of new housing within
the mixed redevelopment of industrial
legacy sites including Cawdor Quarry.
Policy DS9 - provides the strategic site
allocation policy for land at Cawdor
Quarry, setting out that the site is
allocated for mixed use development
comprising approximately 470
dwellings and 1ha of employment
land. The area of land allocated
includes that already the subject of
previous planning applications in
addition to land at the former
Permanite Works, west of Cawdor
Quarry (HC2(w)). It is therefore
recommended that no changes are
necessary.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6291/8

Molly Holdich

HC2U

Yes

No

REPRESENTATION
As a resident of Wolds Rise I wish to oppose any plans to build on the above site,
reasons as given below;
1) Access which is very congested now especially during the football season.
2) School availability for extra pupils.
3) Difficult to get doctors appointments now and with approximately an extra 1000
people (approx) to be catered for we shall never be able to get in to see a doctor
which will make hospitals busier as people will use A & E for diagnosis.
4) Matlock as a whole is a busy town with countless traffic jams now and the extra
cars the development will bring the town to a standstill or people will bypass the
town altogether which will affect the economy of Matlock.
5) Jobs..where are they coming from where will people be able to find work in the
area or will be catering for the unemployed?
I feel these are all valid arguments against the development going ahead.
SUGGESTED CHANGE TO PLAN
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

2798/9

Cliff Bradley

HC2U

Yes

No

REPRESENTATION
I would like to resubmit my objections to the proposed wolds farm housing
development as before my main complaint is traffic coming off the new development
down through the cavendish estate down ether wolds rise or along the full length of
Cavendish Rd this is a very congested rd any time of the day with parked cars all
along the rd even on the junctions coming off the estate down wolds rise you cannot
see along cavendish rd due to parked cars on the junction pulling out blind if anything
is coming you have to back up but mostly you cannot due to traffic behind this blocks
the road till someone backs up lots of road rage on this junction it needs yellow lines
either side of the junction to stop the cars parking to near the junction also a double
yellow area half way on to allow passing place before the turning for the trading
standards car park another idea for the new development is a 3rd road at the
developers cost across to the top of farley hill top side the playing fields no houses
along this route. On bin days it is common to have a half hour wait along Cavendish
Road as the bin truck blocks the Rd to empty the bins over the years the council as
granted planning for to many houses around the Cavendish Park area without
upgrading the access road someone will suffer when a ambulance or fire engine
cannot get through.
SUGGESTED CHANGE TO PLAN
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3456/280

Mr J Plant

HC2(U)

Yes

No

REPRESENTATION
I wish to object to the inclusion of the area off Pinewood Road, Matlock in the District
council's local plan ref Hc2u. I believe that the inclusion of this are will not improve
the ever worsening housing crisis that exists both here in the DD and throughout the
Country. Indeed, if anything it will only make matters worse, firmly putting extra
strain on local residents and ~Council Tax payers. There are many issues to be
discussed and resolved if a solution is to be found, but a blanket approach to building
on green field sites is not the answer and shameful at the very least when there are
brownfield sites available within the District, where development for affordable
housing is possible and should be considered first.
The first issues is that of local infrastructure. There are already large concerns over
road traffic and safety. At present, the Cavendish Park area is accessed only from
Wellington Street, along Cavendish Road. The current road system is already at
breaking point, being unable to cope with the ever increasing number of vehicles
using these minor roads. Effectively, Cavendish Road and Wolds Rise is a single track
with large numbers of parked vehicles along their entire lengths causing problems for
residents and local service providers alike. One such service that experiences
problems is the local bus service from Matlock Town Centre. There continues to be
many times when the bus simply cannot navigate it's prescribed route due to
blockages caused by the parking of vehicles in a 'free for all' manner. The bus not only
fails to get round, but is often running late due to congestion, again caused by the
level of unrestricted parking that is allowed to go on. The bus is not the only vehicle
experiencing difficulty serving Cavendish Park, there is the much more important
problem facing access for the Emergency Service. Today, lives are being put at risk
because Fire and Ambulance vehicles cannot get to where they are needed. Does
somebody have to die before something is done?
If another 430 homes are built on the edges of this area, this situation and potential
threat to public safety is clearly unacceptable.
the area concerned is also above the snow line during winter, meaning many would
be residents will be housebound in times of heavy snowfall as snowploughs and
gritters are either unable to get through the streets, or just don't even bother trying.
Traffic managements needs to be taken seriously, as 430 new homes will mean an
increase of more than 430 vehicles, with many households having more than one car,
in addition to the increase in visitor numbers to these homes, along with existing
traffic levels which are hugely increased when there are sporting events being held on
Cavendish Fields.
There will also be increased demands on local services, such as schools, medical
practices etc, many of which are stretched due to the current government's attitude
towards providing quality public services. In the event of these proposed homes being
built, will there be an increase in the number of available school places, better access
to medical services through the NHS? I fear and expect the answer will be no.
the environment also needs careful consideration. There has always been an issue
with drainage in this area, as there are many natural springs which have the potential
to cause flooding during periods of heavy and sustained rainfall, and after any winter
snow deposits thaw. Large amounts of water already drain down from the higher land
above and from Matlock Moor and collect as the land starts to level off where the
proposed site lies. The natural ecosystem is also at risk. There is a large and diverse
wildlife population that has been in existence for many generations, and include
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Pipistrelle Bats, foxes, badgers, hedgehogs, and amphibians. There were also, at one
time newts to be found in the ditch that runs from the top of Pinewood Road, along
the rear of the properties on High Ridge. Birds of various species are also resident in
this area and include several that appear on the RSPB's amber list for species in
decline such as the hunderines, along with several birds of prey, Buzzard, Kestrel,
Sparrow Hawk, Merlin and the Tawny Owl amongst them. The area is also frequented
in winter by Redwing, which are on the RSPB's red list for species in decline.
Insects are also to be found here, with several species of native bees, dragonflies,
butterflies and moths just to name a few.
Plant life is also vibrant with several old, established trees and hedgerows off
woodland, providing a safe habitat for the aforementioned wildlife.
any such loss of habitat is contrary to the Government's NPPF and should therefore
be avoided.
I base my objection to the inclusion of site HC2(U) on the reasons stated and urge you
to consider and reject any proposals for the development of this green field site.
SUGGESTED CHANGE TO PLAN
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The preparation of the Derbyshire
Dales Local Plan has been subject to
three separate periods of public
consultation, where representations
have been made on a whole variety of
issues - as set out in the Statement of
Consultation. However whilst there
are objections to this site this has to
balanced against the requirements of
the NPPF in respect of fully meeting
the OAN and other matters - with the
decision of the local planning authority
about which is the appropriate
strategy for plan area. The District
Council has done nothing unlawful by
deciding to maintain the allocation
within the Local Plan.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6223/249

Jayne
Hopkinson

Hc2(U)

Yes

No

REPRESENTATION
It is appalling how this plan has been pushed through with a blatant disregard for the
concerns of local residents, which the council is supposed to represent.
We live in a democracy, which comes from the word 'demos' the Greek for 'of the
people'. The people have been consulted, have spoken and have been ignored.
Should the Conservatives continue to treat their people in this manner they are
turning the Derbyshire Dales into an Oligarchy and not adhering to the basic rules of
Government.
This should be taken to Westminster in order to discuss the Constitutional
correctness of their actions.
SUGGESTED CHANGE TO PLAN
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

993/235

Mrs Julie Atkin
Wolds Action
Group

HC2 and DS4

Yes

No

REPRESENTATION
The DDDC Local Plan is unsound because it includes the site HC2(u) (Land off
Pinewood Road and Gritstone Road, Matlock). I consider this to be an unsustainable
site. It is one of the largest sites in the Plan. I do not believe the Local Plan has been
positively prepared, nor is it compliant or consistent with National Policy.
Alongside this survey I am attaching a comprehensive report about this site: "Wolds
Action Group Statement on the Pre Submission Draft of the Derbyshire Dales Local
Plan", of which I am the co-author.
Refer to supporting statement from Wolds Action Group. Main issues raised in the
supporting statement include:
- Impact of development on landscape and heritage assets
- Site specific considerations including natural springs, altitude of the site above
Matlock Town Centre
- Transport evidence base including, sustainability of the site, transport and
road/traffic safety
- New garden village concept
- Removed and alternative sites
- Housing Gains
- Conclusions
SUGGESTED CHANGE TO PLAN
Remove site HC2(u) (Land off Pinewood Road/Gritstone Road, Matlock) from the
Local Plan. Focus on brownfield first. Bring into the plan sites which have been
brought forward e.g. Bridge Garage, Darley Bridge; Matlock Transport, Northwood
Lane. Increase the number of dwellings at Halldale Quarry (as requested by the
developer). Re-examine A6 corridor sites on the grounds that sustainable transport
modes are key to planning for the future in respect of Global Warming.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3499/233

Mr Frederick
Burgess

HC2(u)

No

No

REPRESENTATION
The Plan is unsound because it is not positively prepared i.e. based on a strategy
which seeks to meet objectively assessed development and infrastructure
requirements, consistent with achieving sustainable development. The first Local
Plan was rejected in 2014 the current Local Plan has been prepared against a
backdrop of decision making based on a concept to avoid a second plan rejection at
all costs. Policy changes have been suggested and need further examination. The
former quarries form a large part of the Dales landscape and sensitive restoration not
only improves the outlook but reduces the need to develop valuable greenfield land.
The Mid Peak Quarry site is allocated for 220 dwellings, the developer considers, that
the site could deliver 800 dwellings. However as recently as 8.8.16 the number of
dwellings was revised to now allocate 645 dwellings (an increase of 425) to be
delivered at Midpeak Quarry - this very late change of strategy creates problems. The
fact remains that 425 houses were allocated elsewhere to meet targets.
The plan is not justified - I consider that the case quoted above as late decisions at a
very late stage of Plan preparation are the cause of insufficient consideration to
alternatives in Plan preparation. At 27.7.16 the LPAC agreed to delete two greenfield
sites including the site at Gritstone Road. In the case of Gritstone Road this was
described as being the site where the most objections had been made. At the meeting
of Council on 8.8 16 the site was voted to be included in the Local Plan.
The Wolds Rise/Gritstone Road site has been considered a low priority due to the
planning history since 1955 where all attempts for development have been refused.
The number of objections to the site is by far the highest of any proposed site in the
Plan, committee meetings have been very well attended. This raises many questions
of how local people can be said to have a true voice in the decision making process
and during public consultation. Local residents believed that the Local Plan Advisory
Committee were there to advise on the whole Draft Plan and their advice was
ignored. The decision to put the site back in and to be told that the site now had to
deliver for 440 dwellings or the whole Draft Plan would at risk of failure. This rushed
and other very recent decisions on Wolds Rise site is I contend symptomatic of the
decision making process in the Derbyshire Dales Local Plan and exposes why it is
unsound. Alternative sites and whether the quarry sites can accommodate more
dwellings should be re-examined.
The constraints involved in the Wolds Rise site are well set out in representatives.
These and other items need proper investigation and may cause considerable delay
before the land could be considered as suitable. The existing Cavendish Road is not fit
for purpose; the road is dangerous, the traffic surveys carried out by Highways do not
seem to recognise any of the problems due to the ancient road system. The footpaths
are narrow. The Cavendish Park Sports Fields beyond the children's playground and
the additional traffic this generates causes additional traffic problems. On 17th
September 16 419 cars were recorded leaving the sports field car park, this is in
addition to the cars from 440 new homes will further exacerbate the problem. The
Plan is silent on how it proposes to deal with current parking and frequent bottleneck
situations due to the use of roads designed for horse drawn carriages.
The presence of the brickbuilt aqueduct needs to be fully examined, along with the
representations received relating to flooding and springs within the development site.
Enough constraints are being made known to the Council to cause them to consider
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that the site may not be deliverable for an indefinite period. The planning history for
the sites sets a precedent. Cultural and historic connections with the site have yet to
be properly assessed.
The Plan is not consistent with National Policy - I have previously requested that the
Planning Officer add a section to the Draft Plan setting out the arguments showing
that because half of the Dales District is not able to be used for any of the proposed
6440 houses we have to supply, this constitutes a constraint which only affects
Districts where a National Park exists - it does not seem a fair and reasonable
outcome to a Local Plan. The constraints imposed by the Peak District National Park
on the District should be considered by the Inspector.
Accompanying statement attached - please refer to statement submitted by Wolds
Action Group " Wolds Action Group Statement on the Pre- Submission Draft of
Derbyshire Dales Local Plan 2016".
SUGGESTED CHANGE TO PLAN
Remove site HC2(u) land at Gritstone Road/Pinewood Road, Matlock
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Legal
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Yes

SUPPORT

Comments noted - the site at Gritstone
Road, Matlock has been appraised as
part of the plan preparation process.
The site has been assessed and
appraised in terms of it's
developability and deliverability.
Detailed work undertaken by the
highways authority and consultants
confirms that a satisfactory access to
serve the site can be achieved and that
through policy DS4 which requires a
transport assessment. Alternative sites
for residential development have been
assessed as potential allocations
through both the SHELAA and SA
processes as part of the District
Council's evidence base.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

951/247

Councillor Mrs
Sue Burfoot
Derbyshire
Dales District
Council

6.2

Yes

No

REPRESENTATION
The Gritstone Rd/Pinewood Road site in Matlock has been pushed through, in my
opinion, to achieve the 'numbers game'. There are huge issues with infrastructure
requirements to which reassurances cannot be given. this site was assessed initially
as green with no flood risk. this is blatantly not the case. This site is a greenfield site,
yet other brownfield sites v12 HC2 (j), HC2(2) and HC2(I) have not been included. We
are told they could be 'windfall' sites but this is not acceptable, as including them
would have reduced the pressure on our precious greenfield sites. Additionally, the
idea of a new village was not looked at well in advance and positively pursued.
SUGGESTED CHANGE TO PLAN
The allocation of site HC2(v) (Gritstone Road/Pinewood Road site in Matlock) is
contrary to national policies, in terms of flooding, access issues, remoteness of the
site and especially traffic issues. The site should be removed. As an Inspector, you
need to demand that central government takes into consideration the fact that the
Derbyshire Dales includes the Peak National park and we are being asked to allocate
100% of the housing allocation into 50% of the land area. Totally unfair Brownfield
sites now excluded should be looked at again as should the new village proposal. I
fully support the statement made by the Wolds Action Group.
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No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1516/288

James Gordon
Yeomans

Hc2(u)

Yes

No

REPRESENTATION
I call for the rejection of site Hc2v on land off Gritstone Road Matlock. This site is
unsuitable: PD8 Flood Risk I have lived at Wellington Close over 40 years and my
garage has been flooded several times and sand bags have been supplied by DDDC,
Gritstone Road just after Wellington Close has been under several feet of water. My
garden is waterlogged for most of Autumn and Winter. If the land is covered by
buildings and concreter I fear the problem will only get worse with disturbance of
natural drainage. HC19 Accessibility the access to the site will be dangerous as the
approach is around a blind bend with cars parked it is impossible to see oncoming
traffic, if this is to be the main access to the site off more than 500 extra homes this
will increase the chance of a serious accident or children being injured. the access to
Chesterfield Road for the extra 500 homes plus the vehicles from homes already on
Cavendish will mean extra traffic emerging at the main pedestrian access to highfields
school. What a recipe for an accident Wake up and don't take the easy option non
residents of Matlock. Listen to local knowledge.
SUGGESTED CHANGE TO PLAN
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Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
outlines mitigation measures to
adhere to where the quality of the
groundwater could potentially be
affected. The issue raised is covered
within Policy PD9 and therefore it is
considered that no changes are
required to be made to individual site
policies for development as the Local
Plan should be read as a whole when
considering proposals for
development.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3139/219

Gemma Gaskell
United Utilities

HC2(v)

Yes

Yes

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy HC2(v) in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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William Davis support the allocation of Land off Gritstone Road/Pinewood Road, in
Matlock Gritstone Road in Policy HCU2(u) and DS4 Land off Pinewood Road and
Gritstone Road, Matlock.
The Gritstone Road site is in planning terms a logical and sustainable proposed
allocation in that:
1. It is on the edge of one of the largest settlements in Derbyshire Dales where new
residents can take advantage of existing retail, leisure and community facilities.
2. The distribution of housing growth and the concentration within key settlements
within the district is reflected in the scale of new housing allocation now proposed at
Matlock.
3. The Gritstone Road site has been considered throughout the process leading up to
the publication of the submitted draft Plan. There have been no objections to its
development from statutory undertakers on matters such as flood risk,
highways/transportation etc.
4. Assuming a newly allocated site at Matlock is appropriate in strategic terms, the
choice of the Gritstone Road site lying to the north of the town is logical given it is the
least constrained periphery of the town on which to accommodate housing. The
topography of the site – whilst generally rising from south to north – is such that the
development is general self-contained and not open to wide views, particularly from
the north. William Davis will confirm that the whole of the site is located in an area of
low sensitivity in landscape terms during the preparation of an EIA required as part of
a planning application on the site.5. The development of the site will enable benefits
to be brought forward including the provision of a country park and (through a new
sustainable urban drainage system) alleviation of local flooding problems.
Contributions will also be made to improve local facilities and towards education
capacity in local schools.
A masterplan for the site is being prepared as part of the submission of a planning
application that will be accompanied by an Environmental Impact Assessment. That
plan (which will be a variation on that submitted to the Council as part of the Local
Plan process – and subject to further public consultation) will demonstrate how the
numbers of housing proposed for the site can be delivered in a sustainable manner.
The site can be considered in two parts – the eastern part of the site having potential
for up to 75 dwellings and the western (larger) part of the site being capable of
development for some 355 units. William Davis controls all of the site from a legal
perspective and as one of the largest regional house builders intend to deliver and
develop the site in the Local Plan period so that the housing allocated for the
Gritstone Road site can be delivered.
In this regard William Davis has certain concerns relating to Policy DS4. They would
suggest that the phasing plan referred to in Policy DS4 should not necessarily require
the provision of the link road within the first phase of development. The smaller
eastern part of the site, described above, can be developed as the first phase and will
not require provision of the full link road. Limited development from the Pinewood
Road end of the site also appears possible before the link road connection is made.
The timing of provision can reflect the conclusions of the transport assessment being
prepared in support of the planning application(s) for the site.
(Additional covering letter submitted with form).

The comments in support of the
location are noted.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

5317/208

Mr John
Coleman
William Davis

Policy HC2(U)
+ Policy DS4

Yes

Yes

REPRESENTATION
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Whilst the eastern part of the site
could be developed in isolation from
the remainder of the site, it is however
considered that a phasing plan should
be prepared which indicates how and
when the link road is to be provided,
and what improvements may be
required to Gritstone Road to support
development of this site. The removal
of a requirement to show the link
road in the first phase of development
could result in a situation which
exacerbates traffic movements rather
than what the link road is intended to
do.
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Legal
Compliant
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No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3456/290

Mrs PM Plant

HC2(u)

No

No

REPRESENTATION
The local infrastructure is inadequate, to say the least. The only present means of
access via Cavendish Road cannot cope with an additional traffic load of 500 plus
vehicles per day. The original two way roads have long been reduced to a single
carriageway, just the number of parked cars, not to mention the extra traffic
generated when events are being held on Cavendish Fields. The existing bus service
has been struggling to navigate the route due to congestion and increased parking.
The traffic situation is alarming, and poses a risk to public safety. Plus emission and
noise pollution. Emergency vehicles already find it difficult to reach their destination
in this area. Flooding: to existing homes and gardens continues Habitat and wildlife:
Birds of various species are also resident in this area and include several that appear
on the RSPB's amber list for species in decline. I urge you to reject development of
this greenfield site
SUGGESTED CHANGE TO PLAN
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SUPPORT
I cannot comment on the legal compliance since I have no formal training and I am
not familiar with the acts referred to in the guidance notes

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

993/183

Rob Atkin
n/a

HC2

No

No

REPRESENTATION
Inclusion of Land at Pinewood Road and Gritstone Road (HC2(u)) in Matlock for 430
houses renders the entire plan unsound. The reasons are set out in the document
“Wolds Action Group Statement on the Pre Submission Draft of DDDC Local Plan” of
which I am a co-author (a copy of which has been submitted to DDDC with Mrs Julie
Atkin’s paper response form). In this document are set out all the issues associated
with the site in terms of plan soundness and site viability (or its lack of) and
suggestions for allocation (for a variety of reasons) of different sites which have come
forward, which offsets the removal of HC2(u) together with other potential housing
gains.
It is the site promoters alone who have contended constraints can be addressed. No
other party has maintained this is possible but to the contrary all evidence suggests
the constraints are insurmountable, rendering the site non-viable and to the extent
that is is unachievable and the cost effectiveness is very questionable. The
sustainability report and flood risk assessments together with the transport evidence
published in the evidence base go a long way to affirming the complexities at this
location are beyond sustainability.
I would like the Action Group document referred to, to be added to the library of
material which is to be collated by the Programme Officer for submission to the
appointed inspector and considered alongside this brief submission. I would also like
to participate at the oral examination of the plan to discuss the constraints and
weaknesses of the site with the inspector as this is key to the plan and the continued
viability of the town of Matlock itself.
SUGGESTED CHANGE TO PLAN
See the document referred to above and attached to Mrs J. Atkin's paper response
form deposited with DDDC at the Town Hall, Matlock

571
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District Council will be submitted to
the Secretary of State for his
consideration as part of the
Examination in Public of the
Derbyshire Dales Local Plan.
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Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

713/182

Peter Bartle

HC2,
specifically
Policy DS4

Yes

No

REPRESENTATION
I feel that the Derbyshire Dales Local Plan is NOT Positively Prepared:
Query why Gritstone / Pinewood site has been pushed through at any costs and query
why this site has been hand crafted for developers, including increasing its size by 10
hectares at the request of the interested developer. No map of the revised boundary
was released prior to the meeting to decide whether it should be increased. How can
decisions be made when people have not seen the proposed changes?
It feels to residents that the Gritstone / Pinewood site is keeping the plan together.
How can the Local Plan be sound if the removal of just one site would mean it fails?
The plan is unsound because inclusion of this site is not sustainable or viable.
The local Plan does not include detail or reassurances about meeting infrastructure
requirements. It mentions consultation with Derbyshire County Council as the
statutory Highways & Education Authority who have raised no objections to the
district wide plan but does not concentrate on the impact on specific areas, it only
seems to look at the impact as averaged out across the large geographic district as a
whole. But it is quite clear Matlock has huge issues with lack of GP appointments,
school places and road networks that are pushed to the limits already. Simply pushing
through a plan without due regard to the specific, localised impact on individual
towns seems ridiculous.

I feel that the Derbyshire Dales Local Plan is NOT justified:
Derbyshire Dales had THREE options in respect of housing allocation (reasonable
alternatives) they opted for 6,440 dwellings in total.
Query how the initial site assessments were carried out. The Gritstone / Pinewood
site was assessed as Green - no flood risk. This is untrue and the issues of flooding
through 'run-off' and via standing water are openly acknowledged by DDDC yet they
never adjusted the initial site assessment to reflect this. Therefore the initial
assessment and any decisions based on it are flawed. Paragraph 101 of the NPPF
states that a sequential flooding test should be carried out before allocation of sites.
This does not appear to have been done.
Query of the high housing density of the Gritstone / Pinewood Road site compared to
lower levels on other site including Halldale Quarry (a brownfield site).
Query why other brownfield sites that were put forward have not been included at
this stage. Instead they will be ' windfall' (additional) sites that do not contribute
towards the required overall housing numbers and so do not reduce pressure on
greenfield site. These include HC2(i) Land at Slinter Mining Ltd, Cromford Hill, 28
dwellings / HC2(j) Land at Bridge Garage Darley Bridge 13 dwellings / HC2(z) Land at
Matlock Transport, Northwood Road, Northwood 14 dwellings. Also Whitworth
Institute have offered land that has not been included.
In February 2015 Darley Dale Town Council suggested a proposal with a proposed
alternative to the current site allocations - the creation of a New Garden Village. This
would alleviate the pressure of precious greenfield sites and congested Tier1 towns
that currently must bear the brunt of the majority of the development. A new Garden
Village would also allow for sensitive development complete with appropriate
supporting infrastructure. This idea was strongly supported by residents and Matlock
Town Council but dismissed with very little consideration. Derbyshire Dales District
Council have just gone to easy wins & 'low hanging fruit' rather then protect
572

Chapter 6 Page 82

APPENDIX 3
greenfield and expand the existing town boundaries.

I feel that the Derbyshire Dales Local Plan is not:
Effective:
We feel that the Council has not effectively worked with its neighbours.
The Peak Park effect - almost 100% of the Derbyshire Dales housing allocation must
be fitted into just 50% of the District due to restrictions on building in the PDNP. This
is unfair and the district should be allowed to offer a reduced housing figure to reflect
this situation.
What changes are necessary to make the Local Plan sound?
We ask that the Inspector demands that central government properly acknowledges
the limitations placed on District Councils that contain National Parks and sets out a
comprehensive way to deal with this unfair anomaly.
I feel that the Derbyshire Dales Local Plan is not:
Consistent with National Policy Allocation of the Pinewood / Gritstone Road site and therefore the plan as a whole is
contrary to many national policies.
I also support the technical statement that is being prepared & submitted separately
by the Wolds Action Group
SUGGESTED CHANGE TO PLAN
What changes are necessary to make the Local Plan sound? Remove the highly
contentious Gritstone / Pinewood Road site from the Local Plan. Its inclusion is
contrary to many NPPF policies and indeed policies within DDDC's own proposed
Local Plan. The Plan is unsound because inclusion of the site is unsound,
unsustainable & unviable. Clarify how the Plan will guarantee to deliver the
infrastructure needed to support the next 17 years of development in a sustainable
fashion.
I also support the technical statement that is being prepared & submitted separately
by the Wolds Action Group
Revisit the brownfield sites that have been excluded now that the new information
has come forward and use them to contribute to the OAN total instead of being used
as windfall sites. Look again at the New Garden Village - Darley Dale Town Council
came up with a proposed alternative to the current site allocations. This would
alleviate the pressure on precious greenfield sites and congested Tier1 towns that
currently must bear the brunt of the majority of the development. A new Garden
Village would also allow the sensitive development complete with appropriate
supporting infrastructure. This idea was strongly supported by residents but dismissed
with very little consideration.
Remove the highly contentious Gritstone / Pinewood Road site from the Local Plan.
Its inclusion is contrary to many NPPF policies with DDDC's own proposed local plan.
Replace it with the brownfield sites that have been excluded now that the new
information has come forward and use them to contribute to the OAN total instead of
being used as windfall sites.
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No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6267/178

Stephen Cairns

POLICY HC2

Yes

No

REPRESENTATION
I do not think that the Derbyshire Dales Local Plan (DDLP) has been positively
prepared. The size of the proposed site was increased by 10 hectares at the request
of the interested developer and no plan of the revised boundary was released prior to
a decision being made on whether it should be increased. I feel that no decision
should have been made without this essential information being made available.
There is no detail in the plan regarding how future infrastructure requirements will be
met on Cavendish Park estate in Matlock if POLICY DS4 is included. The roads on the
estate are already not fit for purpose in terms of the volume of traffic on a daily basis.
Most households on the estate currently have 2 cars or more which also leads to
problems with parking on the roads and pavement areas. Many of the roads on the
estate are narrow which increases safety concerns due to cars parked often
inconsiderately. This also creates bottlenecks especially on Cavendish Road where
there is no bi-directional traffic due to restrictions from parked vehicles. An increase
in traffic brought about by further housebuilding would lead to gridlock at busy times
and an increase in the likelihood of traffic accidents.
Further consideration must also be given to the additional strain that will be placed
on existing schools, GP practices etc where demand already exceeds supply.
I think the DDLP is not justified. In the initial Gritstone Road/Pinewood Road site
assessment, the site was assessed as green with no flood risk. There is frequent
flooding after heavy rain due to run off from high ground and standing water which
does not clear into drains due to already poor drainage in the area. Paragraph 101 in
the NPPF states that further flooding tests should be performed before site allocation
as the original survey was flawed.
I have concerns over the housing density proposed for the site due to traffic and
parking issues as well as the amount of greenfield site lost. I am concerned that other
brownfield sites were not considered more fully.. Furthermore, in February 2015, a
proposed alternative of a new garden village was put forward by Darley Dale town
council and supported by Matlock town council and residents of Matlock. This was
dismissed with insufficient consideration and should be looked at again. It would help
to ease pressure on greenfield sites and tier 1 sites which are mainly affected
currently with the threat of further urbanisation.
I think the DDLP is not effective as the council has not actively worked with its
neighbours but has imposed the plan without regard for serious concerns. The effect
of the Peak National Park has not been fully considered when it has come to
allocating the total number of houses as only 50% of the district is available to be built
on (outside the NP). The council should be allowed to reduce its allocation as a result
of this.
I think that the DDLP is not consistent with national policy due to issues that have
been highlighted above such as traffic, flooding, loss of greenfield and wildlife habitat,
access difficulties, parking problems, the need for reliance on least sustainable
transport method by residents.
I also fully support the technical statement that is being prepared and submitted
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separately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
The local plan could be made sound by:
1. Removal of the Gritstone Road/Pinewood Road site POLICY DS4 as it is in
contravention of many NPPF policies as well as policies within DDDCs local plan.
Inclusion of this site is unsustainable and not viable.
2. Clarification on how the plan will deliver infrastructure to support future
development proposed.
3. Brownfield sites should be re-examined taking into consideration any new sites that
have been made available and housing density should be increased for these
brownfield sites.
4. The New Garden Village proposal should be re-considered.
5. The Inspector of the plan should demand that central government looks at a way in
which districts affected by National Parks should be assessed differently in terms of
their housing allocations.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1561/242

Mr John
Tresadern

HC2(U)
(reference to
PD7, PD8,
HC19)

Yes

No

REPRESENTATION
Reference to policy PD7 and PD8 - Site HC2(U) is designated on the Plan as land that
does not flood. This is utterly untrue. Although the site is sloping it has waterlogged
areas and areas of standing water even in summer. It has various and numerous
water sources - permanent, ephemeral and some which vary their locational
occurrence. Surrounding properties have been flooded and water has poured off the
site along surrounding roads. All guidance states that valley side slopes, such as this,
are key areas to be managed in order to absorb and control water down flow. The last
thing that should be contemplated is to 'concrete over' large areas of the surface of
the slope. Given all the national warnings on the impact of foreseen climate change
and government guidance about not building on land liable to flood, the inclusion of
this site in the Local Plan makes it unsound.
Reference to HC19 - the Plan is unsound. The traffic to and from the site HC2(U) will
impact very seriously on neighbouring and feeder roads but it appears that DDDC has
not chosen to take full account of a negative report from Derbyshire County Council
Traffic Department. It is one example of the apparent determination of DDDC to drive
through the retention of the site whatever the problems it eschews when there are
sites with far fewer issues that have been ignored or not taken up.
With reference to policy HC2 - the plan is unjustified. Site HC2(U) is only required
because the Plan is unsound in that both brownfield sites and sites that have been
offered have not been used, Such offers are still coming forward and DDDC is close to
meeting the required housing need.
The Plan is also unsound because national government has allocated a number of
houses to be provided that does not take into account the fact that almost 50% of
Derbyshire Dales land area is within the Peak District National Park. This means that
the full number of houses is to be squeezed in the remaining 50%. With a fair and
lower total number of houses needed there would be no need for site HC(U) to be
developed.
For the above reasons I call for the site HC2(U) to be removed from the Local Plan. I
also support the technical statement prepared and submitted by the Wolds Action
Group.
SUGGESTED CHANGE TO PLAN
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See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6229/170

Mr Paul & Mrs
June Callard

HC2 (u)

No

No

REPRESENTATION
In particular, we wish to raise our objection to the inclusion of the Pinewood Road,
Gritstone Road site in Matlock. HC2(u). This is a 100% greenfield site. We do not
believe it is suitable or acceptable to Matlock residents as a site for 420 houses. We
believe Brownfield sites should be developed to their maximum capacity before
anymore greenfield sites are sacrificed to developers. The traffic in Matlock Town
Centre and along Wellington Street and Chesterfield Road has become significantly
more congested over the last few years. As residents of Darley dale if we want to
access the facilities in Matlock or visit our daughter, we have to allow an hour for the
journey. The increase in traffic has been significantly noticeable over recent years. In
fact, when visiting our daughter a few weeks ago, we wanted to revisit Lumsdale.
Sadly, Chesterfield Road was so busy that we were unable to cross and we had to
abandon our walk.
SUGGESTED CHANGE TO PLAN
Reduce the number of dwellings at Site allocation HC2 (u) Land at Pinewood Road and
Gritstone Road, Matlock
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Legal
Compliant
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Officer Comment

Recommendation

Yes

SUPPORT
Remove Policy DS 4 and Policy HC2 from the plan. This should be replaced by revising
brownfield sites using land on Cawdor Quarry, including land at the former Permanite
Works also land at Halldale Quarry. There must be other sites where extra houses can
be built on the 200 sites you rejected. Do not treat them as windfall.

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3589/243

Mr Norman
Saunders

HC 2 (u)

Yes

No

REPRESENTATION
The reason I have ticked the boxed in 5 is that HC2 Policy and Policy DS 4 is included in
the Derbyshire Dales Local Plan. I also support the technical statement supplied to
you by The Wolds Action Group. I support all the objections that have been made to
the site, parking problems, geology, distance of site from town, transport problems,
having to use a car to shop, schools etc. and last but not least loss of a greenfield site.
SUGGESTED CHANGE TO PLAN
Remove Policy DS 4 and Policy HC2 from the plan. This should be replaced by revising
brownfield sites using land on Cawdor Quarry, including land at the former Permanite
Works also land at Halldale Quarry. There must be other sites where extra houses can
be built on the 200 sites you rejected. Do not treat them as windfall.
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See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6029/272

Barrie H Doar

HC2(U)

Yes

No

REPRESENTATION
The biggest blight on Matlock is the plan to build 500 houses in the Gritstone Road
area. The government's own figures project 4 extra vehicle movements per day for
every new house built. 500 new houses......2000 extra vehicle movements per day,
exiting onto .........it can only be....Chesterfield Road, directly or indirectly.
There is no adequate highway infrastructure to support such an increase in traffic,
and to develop one would decimate the existing buildings over a very wide area, to
the north, and including Cavendish Road.
This site being in the green belt, should definitely not be included in the plan,
especially whilst many brownfield sites remain vacant for purely commercial reasons,
i.e. too expensive for builders to develop! No excuse for further destroying Matlock's
beautiful landscapes. Allow devlopments like Gritstone Road to go ahead and by 2033
Matlock will have lost its scenic attraction and will be just a grey/black smudge on the
landscape, indistinguishable from surrounding towns and cities. Both government and
coucil should ask themselves why people come to Matlock in the first place. I
maintain that it definitely not because there is a dearth of jobs that would make
people want to move house to be near their place of work.. Like it or not, I maintain
that it is a beautiful place in which to live, to retire to, and a lovely centre for a holiday
or a day out in the country. Thanks to the council's efforts re M&S and other plans,
Matlock is becoming an attractive town in which to shop.
Although now not strictly up for discussion, but I maintain must be included in the
debate, Asker Lane Fields. 110 houses....440 extra vehicle movements per day. So if
both Asker lane and Gritstone Road developments are allowed to go ahead, there will
be an extra 2440 vehicle movements per day along Chesterfield Road. Most passing,
or trying to pass, the cross roads at the Duke of wellington. Even without these two
developments there is often a wait of 5 minutes to exit Asker Lane . With the extra
traffic and at "rush hour" this will be even longer. Result? Frustrated drivers will
inevitably attempt to access Chesterfield Road by going east along Asker Lane to
Lumsdale Road, past Highfields School entrance in Upper Lumsdale.
This lane is very narrow and a regular route for children walking to Highfields. It is
impossible for two motor vehicles to pass. It is a country lane totally unsuitable for
large amounts of traffic.
In addition to my objections to the Gritstone Road development, I would also like to
challenge the "expert" advice given to the Council/planners. Not the accuracy, but the
detail. At a recent public meeting, when the Chair asked if "Department X" had any
objections, the reply came from a anonymous officer "No"....but without any
explanation in support. I think there should be an obligation for these "advisors" to
publicly explain the justification for their decisions. I feel that is completely wrong
that no details are currently required. I think that all advising departments including
police, highways etc. should be obliged to give reasons, both positive and negative, so
that in either case these may be challenged by councillors, officers, or members of the
public.
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Should these proposed developments go ahead, they will put an impossible strain on
local services, especially schools, and health services.
The idea of a new village has been muted, but officials have denied that sufficient
land is available. I understand from more than source that sufficient land IS available,
in the south of the Dales. The advantage of a village plan is that the housing target
could be met at one go in one site, and all services incorporated right from the start.
In theory, I admit, the fact that the development would be in one location, would
reduce the number of objections as compared with a situation involving multiple
sites.

I would like to add the following additional comments should be of major concern to
your Committee.
1.

The existence of springs in the Gritstone Road site.

2.
Flooding of the Gritstone Road area in RECENT years. Knock-on effect to sites
lower down the hill.
3. The proposed building plan(s), (expansion), against a background of already
overstretched services in Matlock, medical, schools, transport.
NB Health Services, your building plans require more services.........whilst at the
same time the NHS itself is seeking to REDUCE local health services......Whitworth
Hospital etc.
4.

Road infrastructure in and around Gritstone site, totally inadequate.

5. Gritstone cannot be considered in isolation from Asker Lane and Bentley Brook.
Traffic from all three will feed onto one road. Impossible situation.
SUGGESTED CHANGE TO PLAN
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Yes

SUPPORT

Whilst more landowners could have
been approached to determine
whether any further land could have
been brought forward to meet the
housing requirement this would have
been an extremely costly exercise both
in time and financial terms involving
having to identify potential sites for
development and undertaking land
registry searches, containing land
owners etc. and in the end it may not
have resulted in any extra land having
been considered suitable for allocation
within the Derbyshire Dales Local Plan.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

5436/86

Catherine
Rawas
Matlock Town
Council

HC2(U)

Yes

No

REPRESENTATION
This Council feels that overall there has been too much emphasis on the search for
housing sites which has been reactive and not proactive. Housing provision needs to
be related to employment to minimise journeys to work. The new village idea should
be actively pursued.
More owners should have been approached for sites rather than waiting for bids. It
appears that some sites have been rejected which should perhaps have been included
thus reducing the pressure to build on Greenfield sites. Greenfield sites appear to
have been selected just to ‘make up the numbers’; the emphasis should be on
developing Brownfield sites before Greenfield ones.
Matlock is taking more than its fair share of housing numbers and is developed
already almost up to its capacity. The difficult topography of Matlock has not been
taken into account compared with the southern dales which in our opinion are better
suited to housing development. More houses should and could be built in Cawdor
Quarry and perhaps Harveydale Quarry.
The Gritstone Road/Pinewood Road site should be deleted from the draft local plan
for the following reasons:
(1) Road Safety - The proposals would result in potentially 100s of extra traffic
movements each day on a small, essentially cul de sac residential road. This increases
the danger for residents, especially children and the elderly.
(2) Access and Visibility - It is already difficult to exit Gritstone Road out onto
Chesterfield road in the morning. 100s of extra vehicle movements will make the
situation even worse. Previous planning applications for this site have failed due to
the inability to provide safe visibility at the Wolds Road / Chesterfield Road junction.
Even though the speed limit on Chesterfield Road has been reduced in the intervening
years, the volume of traffic is now far higher. School children also use Chesterfield
Road to get to Highfields School meaning that there are lots of young people using the
pavement at peak times. This adds to the lack of visibility for drivers and increases the
risk to pedestrians. Parents also use Wolds Road to drop off children.Cavendish Road
is a one way street because of all the parked cars. Travelling along it is virtually
impossible. It cannot take the extra traffic generated by the proposed quantity of
houses.
(3) Site on the fringe of town in elevated location - We suggest that this is certainly
not the right site, as its elevated situation, and tendency to become snow bound,
means that car ownership is absolutely necessary in winter; any development here is
effectively encouraging increased use of the least sustainable method of transport.
Steepness of both Chesterfield Road and Bank Road preclude visiting the town centre
on foot adding to the number of car journeys.
(4) Drainage and Flooding - Gritstone Road and Bentley Close already have problems
with run-off water from the proposed site which is consistently boggy and water
logged, even in summer. The site is covered in natural springs and there is a long
history of homes in the vicinity being flooded, occasionally garages and gardens have
been filled with sewage. Several existing houses are already built on rafts due to the
wet nature of the site. Building on the site will cause even more problems with
flooding for existing properties. Despite this DDDC maintain that the site is at “no risk
from flooding” and has ranked
the site accordingly on the draft Local Plan site assessment.
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Whilst there would appear to be an
emphasis on greenfield allocations, of
the sites allocated in the Local Plan
65% of the new housing will be
provided on brownfield sites.
The new village suggestion was
considered by members at local plan
advisory committee on 22nd June
2016 and on 11th July 2016 where it
was concluded that there was
insufficient justification to take
forward any such proposal.
SEE DETAILED OFFICER COMMENTS IN
RESPECT OF REP NO. 5664/2 IN
RESPECT OF THE GRITSTONE ROAD
ALLOCATIONS

Chapter 6 Page 82

APPENDIX 3
Photographic and video evidence proves that the site is at high risk of flooding from
standing water. A fact that is backed up by the Environment Agency’s own online
maps. See evidence - https://www.youtube.com/watch?v=e8L5f_gW7VE
It is claimed that developers can “mitigate” any drainage issues but there seems to be
no evidence of how that would actually be achieved.
(5) Light pollution - affecting current households Any development could significantly
extend light pollution on the north edge of Matlock. “Planning policies and decisions
should limit the impact of light pollution from artificial light on local amenity,
intrinsically dark landscapes and nature conservation”. P29 NPPF
(6) Noise Pollution - affecting current households Development would cause
significant visual and noise related disruption to existing resident for many years. The
NPPF states that the planning system should enhance the local environment by
“preventing both new and existing development from contributing to or being put at
unacceptable risk from, or being adversely affected by unacceptable levels of soil, air,
water or noise pollution or land instability” P26 NPPF and; “Planning policies and
decisions should aim to avoid noise from giving rise to significant adverse impacts on
health and quality of life as a result of new development” P29 NPPF
(7) Expanding the boundary of Matlock – This site is an extension to the very edge of
the current Settlement Framework Boundary. This will set a precedent for future
expansion and development into further green field sites.
(8) Loss of privacy for current residents (overlooked both ways) The development will
be very close to existing properties. There would be no way to avoid loss of privacy,
loss of light and loss of visual amenity for all concerned.
(9). Employment opportunities – There are no large scale employment opportunities
in Matlock. The main employer – the County Council – is contracting not expanding.
People will seek employment outside the town, leading to increased commuting by
car.
(10) Local infrastructure – Pressure on local schools, doctors surgeries and other
health services.
(11) Loss of green field site, established trees and hedgerows as well as loss of
wildlife habitat. Below is a list of wildlife spotted at the Gritstone Rd end of the site.
Pipistrelle bats – hunting ground and roosts in local trees; Badgers; Many UK Bee
species; hedgehogs; foxes; many birds
Loss of such habitat is contrary to the NPPF which states that the planning system
should: “Contribute to and enhance the natural and local environment by: protecting
and enhancing valued landscapes, geological conservation interests and soils;
recognising the wider benefits of ecosystem services; minimising impacts on
biodiversity and providing net gains in biodiversity where possible, contributing to the
Government’s commitment to halt the overall decline in biodiversity, including by
establishing coherent ecological networks that are more resilient to current and
future pressures.” P26/27 NPPF
(12) Use Brownfield sites before greenfield sites - should be ensuring that all
brownfield sites are developed before any greenfield, the NPPF states that the
planning system should 'encourage the effective use of land by reusing land that has
been previously development, provided that is it not of high environmental value'.
(NPPF p6).
(13) Previous applications for this site have been refused as it is in an exposed
position, visually damaging intrusion, poorly related to the settlement pattern and
inconvenient access to facilities - nothing has changed.
(14) The inclusion of the site is contrary to strategic objectives that seek to protect
Derbyshire Dales Character - SO1, SO2, SO3, SO4, S011, SO13. The inclusion of the site
is against all these objectives and should not be included.
SUGGESTED CHANGE TO PLAN
Land at Pinewood Road/ Gritstone Road, Matlock HC2(U) should not be allocated
within the Local Plan.
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No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6243/438

Luke Shah

HC2 - DS4

No

No

REPRESENTATION
Go back to the brown field sites that have been left out, now that new evidence has
arisen . use those to fulfill the OAN total instead of using them as windfall sites.
look again at the new garden village proposal put forward by Darley Dale council.
this would relieve some pressure on using greenfields, and congested tier 1 towns.
The Derbyshire dales local plan is not effective with it's neighbours
Due to restrictions building in the Peak National Park almost 100% of Derbyshire's
housing allocation has to be fitted into just 50% of the County. Which does end up
being unfair, and the council should be able to offer a reduced housing figure to
reflect this situation.
In regards to policy HC2 - People will need cars to live in this area the access isn't
great at all, wouldn't take much to get snagged up. these proposed houses will be
house holds with 2+ cars each there will certainly be problems with parking, also
when it snows these roads are high up and will certainly get the worst of the snow,
and people won't be able to get in or out.
this would also increase the likelihood for flooding and certainly traffic in the
Gritstone / pinewood area , the site already has a history of flooding. I've heard that
some houses are already built on rafts due to the wet nature of the site. the Gritstone
Rd area has a long history of homes being flooded with some gardens and garages
have been filled with sewage.
Building on the site will cause even more problems with flooding for existing
properties let alone for the new properties to be built.
Also Wildlife & the landscape will be certainly effected with loss of habitat, and
disruption to the area during building. Including birds of conservation concern with
species in decline some in severe decline.
SUGGESTED CHANGE TO PLAN
Remove the highly controversial Gritstone / Pine wood Rd, site off the local plan its
inclusion is contrary to many NPPF policies and DDDC's own proposed local plan
Replace with brown field sites that have been left out, now that new evidence has
arisen . use those to fulfill the OAN total instead of using them as windfall sites.
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The District Council has undertaken
extensive call for sites exercise and
within these no site of sufficient size
has been put forward that would
support the development of a new
garden village. Futhermore there was
no evidence that such a proposal
would have the relevant demand let
alone be a viable proposition for
commercial development to take
forward.
The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the peak
district national park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
Given the above points, it is
recommended that no changes are
made to the allocation of Land at
Gritstone Road, Matlock.
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No

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the Local Plan

No change.

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1475/729

Colleen Marples

POLICY PD5:
Landscape
Character

Yes

No

REPRESENTATION
POLICY PD5: Landscape Character
"The District Council will seek to protect, enhance and restore the landscape
character of the Plan Area for its own intrinsic beauty and for its benefit to the
economic, environmental and social well-being of the Plan Area."
I support this policy however Policy DS4 (allocation of land off Gritstone / Pinewood
Rd) would be contrary to this policy.
Loss of an area of 100% green field that has been assessed as including medium to
high landscape value is contrary to the Government's National Planning Policy
Framework which states that the planning system should:
“Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils;
- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
and
The NPPF states that the planning system should “encourage the effective use of land
by reusing land that has been previously developed (brownfield land), provided that it
is not of high environmental value” p6 NPPF.
Destruction of 100% greenfield clearly flies in the face of this national policy.
SUGGESTED CHANGE TO PLAN
Remove site HC2(u) Gritstone Rd / Pinewood Rd off the local plan as it contravenes
Local Plan policies and National Planning Policy Framework policies.
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See Officer Comments in Respect of
Rep No. 5664/2 in respect of the
landscape impact aspects of the
proposed development.
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Yes

SUPPORT
Remove site HC2(u) (land off Pinewood Rd & Griststone Rd, Matlock) from the Local
Plan. Focus on Brownfield first. Bring into the plan sites which have been brought
forward; e.g. Bridge Garage, Darley Bridge, Matlock Transport, Northwood lane.
Increase th

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

993/493

Mrs Julie Atkin
Wolds Action
Group

HC2(u)

Yes

No

REPRESENTATION
The DDDC Local Plan is unsound because it includes the site HC2(u) (land off
Pinewood Rd & Gritstone Rd, Matlock). I consider this to be an unsustainable site. It is
one of the largest sites in the Plan. I do not believe the Local Plan has been positively
prepared, nor is it compliant or consistent with National Policy. Alongside this survey,
I am attaching a comprehensive report pre-submission draft of Derbyshire Dales Local
Plan, of which I'm co-author. See Accompanying document: Wolds Action Group
Statement on the Pre-submission Draft Derbyshire Dales Local Plan 2016.
There have been inconsistencies in the initial application of the traffic light appraisal
of this site and others.
The site has a long history of failed planning applications dating back over 30 years for
housing number far fewer than those now proposed, reasons including landscape,
altitude, access and traffic.
The Derbyshire Dales site allocation process was flawed in respect of landscape
impact. The Wolds Site HC2u is recognised and prized as a beauty spot. It is 100%
greenfield, mainly used for cattle grazing. It has historic and landscape importance.
The site is typically important of the Derbyshire Dales Landscape character as a
Plateau Pasture. It is typical of landscape that makes this area special.
Development of this site will destroy 60 acres of green space that provides habitat for
a wide variety of animal and bird species including badgers. Loss of such habitat is
contrary to the NPPF which states that the planning system should be "minimising
impacts on biodiversity and providing net gains in biodiversity where possible,
contribution to the Government's commitment to halt the overall decline in
biodiversity, including establishing cohort ecological networks that re more resilient
to current and future pressures.
There are a variety of serious acknowledged constraints to the site, as follows: Flood
risk from the run off water and congestion and a lack of local infrastructure to support
the development. It is only the promoters of the site who contend that these
constraints can be mitigated. There is a depth of evidence to support the developers
claims. See Accompanying document: Wolds Action Group Statement on the Presubmission Draft Derbyshire Dales Local Plan 2016.
SUGGESTED CHANGE TO PLAN
Remove site HC2(u) (land off Pinewood Rd & Griststone Rd, Matlock) from the Local
Plan. Focus on Brownfield first. Bring into the plan sites which have been brought
forward; e.g. Bridge Garage, Darley Bridge, Matlock Transport, Northwood lane.
Increase the number of dwellings at Halldale Quarry (as requested by the developer).
Re-examine the A6 corridor sites on the grounds that sustainable transport modes are
key to planning for the future in respect of Global warming. See Accompanying
document: Wolds Action Group Statement on the Pre-submission Draft Derbyshire
Dales Local Plan 2016.
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See Officer Comments in Respect of
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No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6252/665

Nick Hodgson

HC2(u), DS4

Yes

No

REPRESENTATION
The proposed development of 500 houses off Gritstone Road/Pinewood Road will
greatly increase traffic on the local roads. The roads on Cavendish Park and Gritstone
Road are small residential roads that were not designed to take the size of
development that is proposed. Cavendish Road already gets nearly gridlocked at busy
times especially at the very narrow end close to the junction with Wellington Street.
Wellington Street itself is already very busy and dangerous with traffic weaving in and
out of parked cars. Extra traffic on Chesterfield Road would surely endanger all the
Highfields School pupils that walk along and have to cross the road.
SUGGESTED CHANGE TO PLAN
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6252/666

Nick Hodgson

HC2(u), DS4

Yes

No

REPRESENTATION
The Local Plan is allocating large areas of greenfield land for development when some
of its impact could be reduced by concentrating more on brownfield land.
SUGGESTED CHANGE TO PLAN
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See Officer Comments in Respect of
Rep No. 5664/2 for detailed comment
on flood risk matters.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3005/691

Stephen John
Hopkinson

Policy no PD8

Yes

No

REPRESENTATION
The Policy DS4 allocation of land off Gritstone Road/Pinewood Road has an history of
flooding from standing water and parts are almost permanently waterlogged with
gritstone Road, Amberdene and Bentley Close having problems with run off water.
Also because of the many unpredictable natural springs on the site and on some
occasions homes and garages have been filled with sewage and several houses are
built on rafts due to the wet nature of the site. Building on the site could worsen the
problems and although the developers say they can mitigate these problems there is
no way of guaranteeing this and if it is made worse who will foot the bill when the
residents make increased claims for damage?
Also there are questions why DDDC initially assessed the site as no risk to flooding but
never amended this assessment despite the evidence to the contrary.
SUGGESTED CHANGE TO PLAN
To make this plan sound remove the Gritstone/Pinewood Road site from the local
plan.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3005/693

Stephen John
Hopkinson

Policy HC2

Yes

No

REPRESENTATION
I feel that the Derbyshire Dales Local plan is not:
•
Positively prepared
Why has this se been pushed through at any costs and why does the site
seems to have been “hand crafted” for developers, including increasing its size by 10
hectares at the request of the interested developer. No map of the revised boundary
was released prior to the public meeting to decide whether it should be increased.
How can decisions be made when people have not seen the proposed changes?
It feels to residents that our site is keeping the plan together. How can the
Local plan be sound if the removal of just one site would mean it fails? The plan is
unsound because the inclusion of this site is not sustainable or viable.
The local plan does not include detail or reassurances about meeting future
infrastructure requirements. It mentions consultation with Derbyshire County Council
as the statutory highways and education authority who have raised no objections to
the district wide plan but this does not concentrate on the impact to specific areas, it
only seems to look at the impact as averaged out across the district as a whole.
But it is quite clear the Matlock has huge issues with lack of GP appointments, school
places and most importantly the road networks that are pushed to the limits already
and not suitable for the increase in traffic flow, with the potential risk to life and limb
from increased number of accidents . Simply pushing through a plan without due
regard to the specific, localised impact on individual towns seems ridiculous.
I feel that the Derbyshire Dales Local plan is not:
•
Justified
FYI Derbyshire dales had three options when it came to deciding on housing
allocation (this is what they mean when they talk about “reasonable alternatives”)
they opted for 6,440 dwellings in total.
What initial site assessments were carried out. The Gritstone / Pinewood site
was assessed as green - no flood risk. This is untrue and the issues with standing
water etc are openly acknowledged by DDC yet they never adjusted the initial site
assessment to reflect this. Therefore the initial assessment and any decisions based
on it are flawed. Para 101 of the NPPF states that a sequential flooding test should be
carried out before allocation of sites. Was this done?
Why is there such a the high housing density on this site compared to lower
levels on other sites including Halldale Quarry
Why have other brown field sites that were put forward have not been
included at this stage. Instead they will be “windfall” (additional) sites that do not
contribute towards the required overall housing numbers and so do not reduce
pressure on greenfields. These include HC2(i) Land at Slinter Mining Ltd, Cromford
Hill, 28 dwellings / HC2(j) Land at Bridge Garage, Darley Bridge 13 dwellings / HC2(z)
Land at Matlock Transport, Northwood Road, Northwood 14 dwellings. Also the
Whitworth Institute have offered land that has not been included.
In Feb 2015 Darley Dale town council came up with a proposed alternative to
the current site allocations – the creation of a New Garden Village. This would
alleviate the pressure on precious greenfields sites and congested Tier1 towns that
currently must bear the brunt of the majority of the development. A new garden
village would also allow for sensitive development complete with appropriate
supporting infrastructure. This idea was strongly supported by residents and Matlock
Town Council but dismissed with very little consideration.
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I feel that the Derbyshire Dales Local plan is not:
•
Effective
I feel that the council has not effectively worked with its neighbours.
i.e. that almost 100% of the Derbyshire Dales housing allocation must be
fitted into just 50% of the district due to the restrictions on building in the Peak
District National Park. This is unfair and the district should be allowed to offer a
reduced housing figure to reflect this situation.
I feel that the Derbyshire Dales Local plan is not:
•
Consistent with national policy
Allocation of our site, and therefore the plan as a whole, is contrary to many
national policies – for example due to the location of the site the only viable means of
transport will be by car which is in direct contravention of NPPF policies. Also the
development of the site would destroy a wide variety of wildlife, established trees
and hedgerows which is contrary to the NPPF which states planning should contribute
to and enhance the natural and local environment by protecting and enhancing
valued landscapes etc.
SUGGESTED CHANGE TO PLAN
What changes are necessary to make the local plan sound?
- Remove the highly contentious Gritstone / Pinewood Road site from off the local
plan. Its inclusion is contrary to many NPPF policies and indeed policies within DDDC’s
own proposed local plan. The plan is unsound because inclusion of this site is
unsound, unsustainable and unviable.
- Clarify how the plan will guarantee to deliver the infrastructure needed to support
the next 17 years of development in a sustainable fashion.
- Revisit the brown field sites that have been excluded now that new information has
come forward and use them to contribute to the OAN total instead of being used as
windfall sites.
-

Increase the housing density proposed for the large brownfield sites

Look again at the New Garden Village proposal - Darley Dale town council
came up with a proposed alternative to the current site allocations – the creation of a
New Garden Village.
This would alleviate the pressure on precious greenfields sites and congested Tier1
towns that currently must bear the brunt of the majority of the development. A new
garden village would also allow for sensitive development complete with appropriate
supporting infrastructure. This idea was strongly supported by residents but dismissed
with very little consideration.
We ask that the Inspector demands that central government properly acknowledges
the limitations placed on districts that contain National Parks and sets out a
comprehensive way to deal with this unfair anomaly.
What changes are necessary to make the local plan consistent with national policy
- Remove the highly contentious Gritstone / Pinewood Road site from off the local
plan. Its inclusion is contrary to many NPPF policies and indeed policies with DDDC’s
own proposed local plan.
- Replace it with the brown field sites that have been excluded now that new
information has come forward and use them to contribute to the OAN total instead of
being used as windfall
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the Local Plan

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3435/698

Elizabeth
Chamberlain

HC19

Yes

No

REPRESENTATION
I support this policy however Policy DS4 (allocation of land off Gritstone/Pinewood
Rd) would be contrary to this policy.
This site is above the snow line, is the first place to be cut off in winter and is served
by sporadic public transport.
DDDC assessed the site as having amenities 10 – 20 mins walk to Smedley Street but
you can’t do a full shop there, even if you could you wouldn’t walk back up the hill
carrying bags.
In short the site is not accessible by any means other than car and you certainly can’t
do your shopping without one.
The Dales population is forecast to be an ageing one - DDDC ‘Your Local Plan, Nov
2015’ clearly states: “A 43% increase in people aged 60 or more, but the biggest
change will come in the 75+ age group, where an 88% increase is forecast”
Therefore putting housing at one of the highest points above the town centre is not
sensible or feasible for that target audience.
The National Planning Policy Framework 2012 says: “In preparing Local Plans, local
planning authorities should therefore support a pattern of development which, where
reasonable to do so, facilitates the use of sustainable modes of transport.”p9 NPPF
Residents of any age without cars will be effectively stuck as public transport is not
frequent and Gritstone road in particular is virtually inaccessible during bad weather
as the site is above the snow line.
That means that any development here is effectively encouraging increased use of the
least sustainable method of transport – the car, in direct contravention of NPPF
policies.
Not to mention that the severe gradient of the hill from the town centre to the new
development is simply insurmountable for older people.
This year Bank Road hosted the Aviva Women’s Cycle Tour which was described as
”brutal” – not exactly scoring high on accessibility or sustainability is it?
SUGGESTED CHANGE TO PLAN
Remove the highly contentious Gritstone/Pinewood Road site from the local plan. Its
inclusion is contrary to policy HC19 as well as the NPPF.
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See Officer Comments in Respect of
Rep No. 5664/2 in respect of the
sustainability and traffic and
transportation aspects of the proposed
development.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the Local Plan

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3435/699

Elizabeth
Chamberlain

PD8

Yes

No

REPRESENTATION
I support this policy however Policy DS4 (allocation of land off Gritstone/Pinewood
Rd) would be contrary to this policy.
This site has a history of issues with flooding from standing water and is almost
permanently waterlogged.
Gritstone Road, Bentley Close, Amberdene and other areas close to the proposed
sites already have problems with run-off water from the proposed site which is
consistently boggy and water logged, even in summer.
The Gritstone Rd portion of the site is covered in unpredictable natural springs and
there is a long history of homes in the vicinity being flooded, on some occasions
garages and gardens have been filled with sewage. Other areas have seen serious
damage to existing homes and gardens as a result of flooding from the site.
Several existing houses are already built on rafts due to the wet nature of the site and
other properties have suffered subsidence and are underpinned due to sodden clay.
Building on the site will cause even more problems with flooding for existing
properties as well as for any new properties which are built. Developers claim to be
able to mitigate the issue but there will be no way of telling if this will be 100%
successful until houses are built and by then it’s too late. Who will foot the bill for the
damage then?
SUGGESTED CHANGE TO PLAN
Remove the highly contentious Gritstone/Pinewood Road site from the local plan. Its
inclusion is contrary to policy PD8 as well as the NPPF.
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See Officer Comments in Respect of
Rep No. 5664/2 in repsect of the flood
risk aspect of the proposed
development.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

5967/700

Mr Harold
Rosenbaum

Hc2(U)

Yes

No

REPRESENTATION
(1) Legal Compliance:- No comment
(2) Unsound:- the Council's proposals on numbers of new houses is based on the
Government's quota which takes no account of the fact that about 50% of the area of
Derbyshire Dales is designated National Park. This anomaly needs to be addressed
urgently and the outcome of this should be that the quote is reduced proportionately
to little over half the current quote. The Council Plan would result in Matlock being
more (geographically) unbalanced than it need be. The criticisms of the Plan have
been made many times over by others and some are listed in section 7.
(3) Fails to Comply with the duty to cooperate:- The known opposition far outweighs
the positive support for the Plan.
SUGGESTED CHANGE TO PLAN
The Draft Plan put forward by the DDDC has been criticised in detail by very man of
the residents of the area and the headings of the main weaknesses are listed here
(well described by others):loss of habitat for wildlife, drainage/flood problems, loss of agricultural land, damage
to Matlock's historic heritage, loss of scenic amenity and local landscape, road safety
issues, settlement problems, increase in noise levels, harm to Matlock as a tourist
centre, inadequate highway infrastructure, serious impact on schooling and medical
services, loss of potential recreational land. but in addition to the above, the Plan
leads to a totally unbalanced distribution of housing in the town and furthermore
sites new housing a long way from the recognised town centre, ie Crown Square (and
a major uphill/downhill 'slog' for pedestrians).
Nearly all of the above issues would not be present if the new housing was on the
river and Crown Square. So it is suggested that the Council look again at the use of the
disused quarries for all the Matlock new housing, Hall Dale and Cawdor. Not only
would this make the town more geographically balanced but the following advantages
would result:The sites are 'brownfield' and should have precedence over 'greenfield'.
The roads in the area, Cawdor Way, Snitterton Road, salter Lane, could be suitably
developed and would leave Chesterfield Road and the estate roads around Gritstone
and Cavendish areas, most overloaded now, without increased traffic and without the
extra junction hazards. (Note that on Saturdays the traffic in Cavendish road already
increases with football followers by hundreds of cars)
The new houses in these areas would be much closer to the town centre and shops
The Wolds could have a footpath, maybe to Hackney Road and a cycle track as
positive amenities to the town
Most of the problems listed regarding the Council's proposed scheme would be
eliminated
Finally there is the issue concerning the large areas taken by Peak Park where almost
no extra housing is allowed. I understand that the housing quota takes no account of
this yet Peak Park is about 50% of the total area. The situation is nonsensical and
surely if constant presentation of this anomaly is made to Central Government the
quota for Derbyshire Dales could be proportionately reduced.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

5016/448

Mrs Christine
Thompson

HS2, DS4

Yes

No

REPRESENTATION
Building on greenfield sites is not justified when brownfield sites are available. No
jobs in the town for people, our schools are full, doctors are overworked. I support
the technical statement submitted by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Review of area taking into account that 50% is Peak National Park.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the local plan

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3435/701

Elizabeth
Chamberlain

PD6

Yes

No

REPRESENTATION
I support this policy however Policy DS4 (allocation of land off Gritstone / Pinewood
Rd) would be contrary to this policy.
Development on this site would destroy 100% greenfield along with a wide variety of
wildlife, established trees and hedgerows.
Loss of such habitat is contrary to the Government's National Planning Policy
Framework which states that the planning system should:
“Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils;
- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
SUGGESTED CHANGE TO PLAN
Remove the highly contentious Gritstone / Pinewood Road site from the local plan. Its
inclusion is contrary to policy PD6 as well as the NPPF.
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See officer comments in respect of Rep
No. 5664/2 in respect of the impact on
landscape character
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6247/443

Miss Joyce
Mackie

HC2, DS4

Yes

No

REPRESENTATION
The Plan is unsound because the Pinewood Road/Gritstone Rd site has too many
problems for it to be viable. It is a flood risk. The roads are already very congested. It
is too far away from the town centre for the ageing population. Also, other amenities
will need to be reached by car.
SUGGESTED CHANGE TO PLAN
Take out site HC2(u).
Look again at sites you have rejected or not considered.
Sites such as Halldale Quarry are brownfield and more houses could be built on those
sites.
Sites nearer to town centre are more suitable for the ageing population because
facilities are closer and people will be able to walk or get the bus.
I also support the statement that it is being prepared and submitted separately by the
Wolds Action Group.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the Local Plan

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3435/703

Elizabeth
Chamberlain

PD5

Yes

No

REPRESENTATION
I support this policy however Policy DS4 (allocation of land off Gritstone / Pinewood
Rd) would be contrary to this policy.
Loss of an area of 100% green field that has been assessed as including medium to
high landscape value is contrary to the Government's National Planning Policy
Framework which states that the planning system should:
“Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils;
- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
and
The NPPF states that the planning system should “encourage the effective use of land
by reusing land that has been previously developed (brownfield land), provided that it
is not of high environmental value” p6 NPPF.
Destruction of 100% greenfield clearly flies in the face of this national policy.
SUGGESTED CHANGE TO PLAN
Remove the highly contentious Gritstone/Pinewood Road site from the local plan. Its
inclusion is contrary to policy PD5 as well as the NPPF.
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See Officer Comments in Respect of
Rep No. 5664/2 in respect of the the
landscape character impacts of the
proposed development.
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Compliant
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Officer Comment
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No

SUPPORT

The site is situated immediately to the
north of the built up area of Matlock,
which is identified in the Settlement
Hierarchy as a Market Town where
there is access to a full range of
services and facilities for local
residents. As such it is considered that
the allocation of this site for 430 new
homes satisfies the definition of
sustainable development as set out in
the National Planning Policy
Framework (NPPF).
Although this site is some distance
from the town centre in an elevated
location, the fact that there may
currently be limited links to the town
centre does not in itself mean that the
site is unsuitable for development, as
issues such as these can, through
appropriate mitigation be addressed.
Options may include the provision by
the developer of new buses routes
to/from the site.
In accordance with the requirements
of Paragraph 47 of the NPPF the
District Council must ensure that the
Local Plan meets the full objectively
assessed needs for market and
affordable housing in the housing
market area. The allocation of sites
within the Derbyshire Dales Local Plan
was undertaken following an extensive
assessment through the SHELAA
process which considered the
suitability, availability and
deliverability of each site for
development on a consistent basis.
Although development of the site at
Gritstone Road/Pinewood Road,
Matlock would result in the
development of a greenfield site to the
north of the town there is no
precedent within the NPPF stipulating
that brownfield land must be
developed ahead of greenfield land.
In order to meet the objectively
assessed need for housing it is
necessary to release greenfield and
brownfield sites for residential
development across the plan area.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6223/499

Jayne
Hopkinson

HC2 -DS4

Yes

No

REPRESENTATION
This plan is not fully justified. The council will be building on greenfield land with Long
standing issues with standing water which will cause flooding of the area.
The site will call for more cars as it is a remote area, which will put additional pressure
on the already crowded and poorly maintained roads in the area.
Matlock is a small market town and the proposed plan will put additional pressure on
the towns infrastructure. Matlock already has issues with unavailability of GP
appointments and a lack of school places, not to mention the overflowing road
networks.
Why has this plan been pushed through despite the overwhelming votes against the
site? It is appalling how this plan has been pushed through with a blatant disregard
for the concerns of local residents, which the council is supposed to represent We
live in a democracy, which comes from the word 'demos' the Greek for 'of the
people'. The people have been consulted, have spoken and have been ignored.
Should the Conservatives continue to treat their people in this manner they are
turning the Derbyshire Dales into an Oligarchy and not adhering to the basic rules of
Government. This should be taken to Westminster in order to discuss the
Constitutional correctness of their actions.
I also support the technical statement that is being prepared and submitted
separately by the wolds action group
SUGGESTED CHANGE TO PLAN
Remove the Gritstone/Pinewood Road site from the local plan. It's inclusion is
contrary to many NPPF policies and policies with te DDDCs own proposed local plan.
Revisit brownfield sites now that new information has come forward and use them to
contribute towards the plan instead of merely as windfall sites.
Take another look at the New Garden Village Proposal - originally supported by
residents as it offers appropriate supporting infrastructure.
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Indeed of the sites allocated for
residential development in Policy HC2
65% are on previously developed land.
This includes a large brownfield site on
the edge of Matlock at Halldale Quarry
which is allocated for a mixed use
development of 220 dwellings and 2
hectares of employment land.
Whilst the density of the allocation at
Halldale Quarry would appear to be in
the order of 8dph compared to about
18 dph for the Gritstone Road site the
net developable area for Halldale is
considerably less than the 27ha set out
in Policy HC2 (t). Similarly the net
developable area of the site at
Gritsone Road is likely to be less than
the 24.16ha identified in the Local
Plan. Given that developers seek to
achieve about 3,200 sq m of
residential floorspace per hectare it is
considered that density of the
residential development on both sites
is likely to be of a similar order.
In terms of impact on the natural
environment, local wildlife and natural
habitats, consultation with Derbyshire
Wildlife Trust through the SHELAA
process concluded that the site has
low nature conservation value. As such
it was considered that there was
insufficient grounds not to allocate the
site on the basis of impact upon nature
conservation interests.
However, notwithstanding the advice
from the Derbyshire Wildlife Trust
policies within the Local Plan require
an ecological assessment of the site be
undertaken to determine the extent of
habitats/species on site and to identify
any appropriate mitigation measures
In regard to the impact of
development on landscape character,
the landscape assessment undertaken
as part of the SHELAA concluded that
landscape sensitivity to housing
development ranges from low in the
south of the site to medium in the
north of the site. The landscape
character of the eastern part of the
site was identified as having the
greatest sensitivity (medium to high)to
residential development.
Whilst it is acknowledged that
residential development on the site
will have some degree of impact on
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landscape character and visual
amenity this however, has to be
balanced against the need to ensure
that the Local Plan fully meets the
Identified Objectively Assessed Need
for housing. In the absence of this site
being considered to be wholly within
an area of high landscape sensitivity it
was concluded that the extent of any
adverse landscape impact was
insufficient to warrant not allocating
the site for residential development.
policies within the Local Plan seek to
ensure that development protects and
enhances the landscape character of
the area. Furthermore Policy DS4
requires the submission of a
comprehensive landscaping plan as
part of any planning application to
ensure that development is able to be
assimilated into the landscape.
The proximity of the site to Grade II
listed Wolds Farm to the south of the
site was taken into account in the
assessment of site through the SHELAA
process. It is also recognised in Policy
DS4, which requires a Historic
Environment Assessment to be
submitted to consider the impact of
development on heritage assets,
ensuring that the resultant
development does not have a
detrimental impact on the historic
environment and setting of Wolds
Farm.
The evidence indicates that parts of
the site have surface water flood risk
issues, which appear to be related to
the geology, and topography of the
site. The Strategic Flood Risk
Assessment acknowledges that there
has been groundwater flooding in a
number locations around the around
the periphery of the site.
It is however, considered that Policy
PD8 and Policy DS4 will ensure that
appropriate mitigation is achieved to
ensure that flood risk issues including
those from surface water are
addressed through the submission of a
site specific flood risk assessment. Any
mitigation measures suggested as part
of the planning application to address
the surface water run-off and for this
site will be subject to review by
Derbyshire County Council as Lead
Local Flood Authority and the
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Environment Agency. It is however
understood from discussions with
these agencies that mitigation
measures should be capable of being
provided. Clearly if mitigation
measures cannot be provided this
would be a significant consideration
which would need to be taken into
account when any planning application
is determined.
Extensive consultation with the
Highways Authority has been
undertaken to evaluate the impact of
development at Gritstone
Road/Pinewood Road on the highway
network. During the assessment of the
site through the SHELAA process the
Highways Authority indicated that the
site was capable of being served by a
safe access onto the highways
network. Whilst the traffic and
transport report on the impact of the
proposed allocations in the Local Plan
concluded that there was likely to be
significant impact upon a number of
key junctions in Matlock, Derbyshire
County Council as Highways Authority
did not object to the overall level of
impact of this and other proposed
residential allocations on the highways
network. In the absence of a specific
objection to the site on highways
grounds it is considered that it would
be inappropriate to sustain an
objection to the allocation of this site
within the Derbyshire Dales Local Plan.
Notwithstanding this Policy DS4
requires the submission of a Transport
Assessment and Travel Plan to ensure
the impacts of development on the
highway network, mitigation measures
and improvements to existing; and
development of new pedestrian/cycle
routes can be secured. Furthermore
Policy HC19 and HC20 seek to ensure
that development can be safely
accessed in a sustainable manner with
measures to manage travel demand
adopted to enable the delivery of
sustainable development. If the
evidence that is submitted with any
planning application, indicates that the
requirements of the Local Plan on
highways grounds cannot be achieved
to the satisfaction of Derbyshire
County Council as highways authority
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then this would be a significant matter
that would need to be taken into
account in the determination of any
planning application.
The site has been subject to previous
planning applications on the site which
have either been refused or dismissed
at appeal. However any previous
planning history does not set a
precedent and each proposal must be
assessed upon its own merits.
Comments requesting the
reinstatement of sites that have been
discounted as an alternative to site
HC2(u) are noted. However, sites not
considered appropriate for allocation
within the Local Plan have been
rejected for valid material planning
reasons.. Similarly the alternative
concept of a new village to meet the
District’s housing needs was
discounted because of the lack of
available evidence that land suitable to
deliver such a proposal was available,
despite a number of ‘call for site’
exercises being undertaken across the
plan preparation process.
The District Council is committed to
working with partners to ensure that
the appropriate type and amount of
infrastructure is in place to meet the
needs of the plan area and support the
delivery of development. However the
District Council is not responsible for
the delivery of such infrastructure –
this becomes the responsibility of the
relevant agencies including the County
Council as Education Authority and the
Clinical Commissioning Group in
respect of medical facilities.
Policy S11 of the Local Plan sets out
the Councils approach to ‘Local
Infrastructure and Developer
Contributions’ seeking to ensure that
new development is supported by the
appropriate provision of social,
physical and green infrastructure. As
part of the evidence base an
infrastructure delivery plan and
accompanying infrastructure schedule
has been prepared to identify the
extent of need for, and delivery of
future infrastructure requirements.
Work on infrastructure delivery
planning has been and will continues
to be informed by consultation with
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the relevant agencies such as the
Education Authority, Clinical
Commissioning Groups (for health
care), utility providers and other key
stakeholders.
The District Council has undertaken
extensive call for sites procedures and
within these no site of sufficient size
has been put forward that would
support the development of a new
garden village. Futhermore there was
no evidence that such a proposal
would have the relevant demand let
alone be a viable proposition for
commercial development to take
forward. Given the above points, it is
recommended that no changes are
made to the allocation of Land at
Gritstone Road.
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT
I support this policy however policy DS4 would be contrary to this policy. The site is
above the snow line and is trecherous in winter, being at the top of the hill you
cannot even access any anemities on foot. In good weather 15 minutes away is
Smedley street which has 1 newsagents which sells chocolate and cards and no one
can live off that. The bus service is sporadic which means the site is not acceptable
unless you have a car.

Whilst support for policy HC19 is
noted, this representations is in effect
seeking the removal of the site at
Gritstone Road from the Local Plan.
See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6186/431

Katie Haywood

Hc19

Yes

No

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

951/413

Cllr/Mr Martin
Burfoot

Hc2(u)/DS4
6.2,8.13,8.14,
8.15

Yes

No

REPRESENTATION
I full endorse the views of the Wolds Action Group and believe the draft plan is not
sound because a huge, 430 dwelling strategic site like Pinewood/Gritstone Road
(policies DS4 and Hc2u) appears to have been included partly to make the numbers
up in Matlock, as it's 'fair' contribution to the 6,440 OAN. But this has been regardless
of the relative topography and landscape quality of the locality, and the impact of the
development on that quality.
In the 50% of our large rural district, outside the Peak district National Park, an area of
contrasting topography and landscape character, I have come to believe that the best
and most appropriate housing sites should have been selected more evenly through
the District, without such a restrictive and clear cut settlement hierarchy, whereby no
significant development will be permitted in quite a few villages in which local
services and community facilities may no longer be viable without new housing,
especially for local families.
The so called 'National Park Effect', which means that 6,040 houses out of the
required OAN will have to be accommodated in half the land area of the District must
be challenged and addressed by the Secretary of State, since it implies that
Derbyshire Dales is required to provide infinitely more dwellings proportionately,
compared to our neighbouring Districts.
I believe that some site assessments were flawed, in that the traffic light system was
open to varied interpretation and conclusions drawn were not all consistent with this
system. Therefore, some housing sites were allocated despite being assessed as
predominantly red and amber dominant, with relatively few 'green' scores.
The draft plan also fails to take into account the measures required to help mitigate
the infrastructure needs of site DS4/Hc2(u) as well as other significant housing sites.
Surely it is not acceptable to allocate housing sites with such enormous
environmental and social impacts, while leaving all mitigation to subsequent planning
conditions, especially as regards the critical highways and access challenges; school
capacity (without the allocation of a new primary school site, as advised by the
County Council); GP provision; foul and surface water drainage; and flood protection
measures, which are main impacts.
Finally the allocation of Pinewood/Gritstone Road as a strategic site in Policy DS4,
otherwise referred to as Policy Hc2(u), is contrary not only to the NPPF but to specific
policies in the draft plan itself, eg policies PD1; PD2; PD3;PD7 and PD8.
SUGGESTED CHANGE TO PLAN
Therefore, it should be replaced by more sustainable sites, such as; Land Oker Estate,
Darley Dale (Whitworth Trust site); Matlock Transport, Northwood Lane, Darley Dale;
Bridge Garage, Darley Bridge; and Slinter Mining, Cromford Hill (the last three all
deleted belatedly from the draft plan). Also, brownfield sites such as Cawdor Quarry
and Harveydale Quarry, already granted planning consent for relatively low density
housing; and Halldale Quarry (Policy Hc2(t)) in the draft plan, are all close to the town
centre and can accommodate higher density housing , preferably in higher rise form,
605

The alternative sites suggested were
taken out of the Local Plan because
during its preparation there was
insuffcient evidence produced to
demonstrate that these sites could be
brought forward during the plan
period. Cawdor Quarry and Harveydale
Quarry already have the benefir of
planning permission and are already
included in the calculation of the
housing requirements - whislt these
planning permissions could be
modified in the future any revised
proposasl would need to respect the
charateristics of the sites and the
surrounding area.
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by exploiting the unique quarry landform.
The policy on a possible new village is laudable, and I strongly support any initiative to
develop a new garden village on a suitable site. However, I consider there should have
been a more proactive approach to this policy
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6287/414

Miss Shelley
Towe
Health care
assistant-DCC

Hc2-DS4
pargraph 8.14.
s1-2

Yes

No

REPRESENTATION
Not using brownfield sites put forward- easier for developers to use Greenfields.
Highway problems already exist and will compromise road safety. Already secondary
school, two primary schools and two nurseries on A632 which needs to be crossed. I
support the technical statement that is being prepared by and submitted separately
by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Remove site DS4 from the local plan
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Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3912/417

Mrs Elizabeth
Towe

Hc2particularly
DS4 paragraph
8.14

Yes

No

REPRESENTATION
Contradicts policy S2 '...minimise need to travel...'etc Reliance on a private car is
essential at present to reach town centre. The older generation cannot walk to or
from town and very few buses or taxis available. Also contradicts S011-'... minimise
greenfield use'. Site Ds4 is 100% greenfield agricultural land. No provision for
improved transport/traffic problems already causing serious delays in Matlock and all
roads approaching town. No provision for extra car parking in town or on site DS4
(will be needed if as suggested) a 'countryside park' is incorporated. DS4 will be
difficult in winter-lies above the snow line and will be inaccessible due to size of
existing roads which cannot be widened i.e Cavendish Road and Gritstone Road.
SUGGESTED CHANGE TO PLAN
a) Remove site DS4 from local plan-its inclusion is contrary to many NPPF policies
within the Plan. This site is unsound, unviable and unsustainable.
b) DDDC must revisit excluded brownfield sites and use them to contribute to OAN
total.
c) Look in more depth at traffic problems for site DS4 and the surrounding narrow
roads which will be used for access to town centre before this site is included.
D) Central government must look at limitations placed on districts with large area of
national park (DDDC is 50% Peak district national park) and deal with the unfair
anomaly which causes development to be squeezed in where it is not suitable. I
support the technical statement being prepared and submitted by wolds action
group.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the Local Plan

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1475/728

Colleen Marples

POLICY PD6:
Trees,
Hedgerows
and
Woodlands

Yes

No

REPRESENTATION
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.
"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 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."
I support this policy however Policy DS4 (allocation of land off Gritstone / Pinewood
Rd) would be contrary to this policy.
Development on this site would destroy 100% greenfield along with a wide variety of
wildlife, established trees and hedgerows.
Loss of such habitat is contrary to the Government's National Planning Policy
Framework which states that the planning system should:
“Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils;
- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
There are several Tree Preservation Orders within the site area and development
close to these could threaten the well-being of these veteran trees.
SUGGESTED CHANGE TO PLAN
Remove site HC2(u) Gritstone Rd / Pinewood Rd site from the local plan.
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See Officer Comments in Respect of
Rep No. 5664/2 in respect of the
landscape character aspects of the
proposed development.
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Policy/Para
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the local plan

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1475/727

Colleen Marples

POLICY HC19:

Yes

No

REPRESENTATION
I have covered in previous submissions why I do not feel the plan is sound. This
submission is purely related to 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." I support this policy however Policy DS4 (allocation of land off Gritstone /
Pinewood Rd) would be contrary to this policy. This elevated site, 800 feet above
sea level, is above the snow line, is one of the first places to be cut off in winter and is
served by sporadic public transport. DDDC assessed the site as having amenities
within a 10 to 20 minutes walk to Smedley Street. In reality this consists of two
hairdressers, a beauty parlour, an ale house and a newsagent meaning you can't do a
full shop there - even if you could you wouldn't walk back from there up the severe
gradient of Bank Road or Chesterfield Road carrying bags. In short the site is not
accessible by any means other than car and you certainly can't do your shopping
without one. The Dales population is forecast to be an ageing one - DCCC ‘Your Local
Plan, Nov 2015’ clearly states: “A 43% increase in people aged 60 or more, but the
biggest change will come in the 75+ age group, where an 88% increase is forecast”
Therefore putting housing at one of the highest points above the town centre is not
sensible or feasible for that main target audience.
The National Planning Policy Framework 2012 says: “In preparing Local Plans, local
planning authorities should therefore support a pattern of development which, where
reasonable to do so, facilitates the use of sustainable modes of transport.”p9 NPPF
Residents of any age without cars will be effectively stuck as public transport is not
frequent and Gritstone road in particular is virtually inaccessible during bad weather
as the site is above the snow line.
That means that any development here is effectively encouraging increased use of the
least sustainable method of transport – the car, in direct contravention of NPPF
policies.
Not to mention that the severe gradient of the hill from the town centre to the new
development is simply insurmountable for older people.
Bank Road is 0.6 miles and has an average gradient of 10% and a maximum gradient
of 20%.
To put that into perspective in terms of accessibility for the average person, it was
used as the National hill climb venue in 2008.
A shorter version is used every-year in the Matlock CC double hill climb even. It was
also the venue for the 2016 national hill climb championship.
The publication “100 greatest cycling climbs – a road cyclist’s guide to Britain’s hills” is
a list of some of the hardest climbs in the UK. Bank Road is listed at number 31.
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See officer comments in respect of Rep
No. 5664/2 in respect of the
traffic/transportation aspects of the
proposed development
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In addition in 2016 Bank Road hosted the Aviva Women’s Cycle Tour which described
it as ”brutal” – not exactly scoring high on accessibility or sustainability is it?
SUGGESTED CHANGE TO PLAN
Remove site HC2(u) Gritstone Rd / Pinewood Rd from the local plan. This site is in an
elevated situation that is not conducive to sustainable transport use. Siting houses
in this area would mean hundreds more people using private cars, adding to the
congestion that is already evident on the town's roads and increasing emissions.
This is contrary to Local Plan policies and National Planning Policy Framework policies.
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Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3096/545

Kevin John
Knight

HC2(u) Land
off Pinewood
Road/Gritston
e Road
Matlock

Yes

No

REPRESENTATION
The plan is unsound, not positively prepaired, justified or effective. This is due to one
of the main sites HC2(u) Land off Pinewood Road/Gritstone Road being unsuitable,
undeliverable unjustified.
The site is wholey green field, subject to the most objections from residents and
Matlock Town Council and was indeed at a meeting of the Local Plan Advisory
Committee on 27 July 2015 the committee voted that the site was unsuitable and
should be removed from the plan. The vote was overturned at a full Council Meeting
when councillors who had never even seen the site or listened to all the evidence
voted to put the site back in solely to reach numbers and with no regard to suitability.
The planning history of these sites resulting in the refusal of planning permission at a
joint enquiry held on 22 October 1991 and more recently in 2012/13 smaller parts of
the site were withdrawn from the local plan on mainly on recommendation by the
planning department demonstrates the total unsuitability.
Access
One of the main reasons then which still remain is access. Access to the site via an
already over trafficked Cavendish Road would lead to considerable congestion. There
are already times when the bus cannot get along due to parked cars and passengers
have to walk. The same applies at times to delivery vehicles and snow clearing. What
would happen if emergency vehicles should be required?
The traffic for Cavendish Playing fields at weekends which can amount to the access
and egress to the site by in excess of 400 cars on a Saturday together with some
indiscriminate off street parking already causes severe traffice problems and it can
take up to 20 minutes to get on or off Cavendish Road. The additional traffic any
further development would generate would result in this traffic chaos every day.
Equally the other point of access via Gritstone Road and Wolds Road are merely
sufficient access to the existing development.
The potential increase in traffic that a potential additional 1000 cars would bring
would effectively be an accident waiting to happen. Congestion would be intolerable.
Additionally where would the traffic then go it is already extremely difficult to get
onto Chesterfield Road and Wellington Street during peak rush hour. Hundreds, if not
1000’s of extra traffic movements will create a backlog of traffic that stretches back
along all roads. There is already a serious question mark over developers being able to
achieve the required visibility at the Wolds Rd / Chesterfield Rd junction. Again this
would require existing homeowners to sell land in front of their homes to allow
developers to create the necessary “visibility splays” necessary to create a safe
junction.
Local Plan Advisory Committee have already rejected at least one site proposed for
inclusion on the draft local plan citing difficulties with access as a reason for making
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the site undeliverable.
Flooding
The site is shown on the Environment Agency Map as liable to surface flooding. The
site is littered with uncharted springs etc and existing properties already suffer from
this. Any proposed development could only exacerbate the problem. Indeed some
existing properties have already been refused insurance due to potential flooding.
The water issue can be ratified by the number of times play is interrupted on the
Cavendish Park Playing fields due to them being water logged.
Disruption during Development
Development would cause significant visual and noise related disruption to existing
resident for many years. The NPPF states that the planning system should enhance
the local environment by “preventing both new and existing development from
contributing to or being put at unacceptable risk from, or being adversely affected by
unacceptable levels of soil, air, water or noise pollution or land instability” P26 NPPF
If the development stretches over the potential 15 or more years there is a very high
percentage of existing residents who will suffer great disruption from commencement
for the rest of their lives which is not a very pleasant thought.
Schools/Doctors etc
The local schools are already full as are the local doctors so how are the local
amenities supposed to cope with such a large influx in population, assuming the
properties are actually sold. I am not at all convinced of the need, particularly as
there is no evidence of work starting on any of the three local sites where outline
planning has been granted.
Surely we do not want a situation where developers merely cherry pick sites where
they consider there to be rich pickings.
Loss of Green Field and Established Trees
Development of the site would result in the loss of green fields and established trees.
The area is also home to bats and many species of birds, some of which are
endangered. Also many other wild animals.
Expansion of Matlock
Development of these sites would set a dangerous precedent by expanding the
exixting Town settlement boundary
Regarding the expansion of the Matlock boundary this was discussed by Rural Action
Derbyshire and their Community Consultation report dated 15 July 2011 included
inter alia:
Location
• Further housing on Matlock Moor & behind Cavendish Road is unacceptable, this is
an upland area and needs protection.
• Core strategy plan protects the countryside of the Wolds Farm fields from housing
development
• An increase in housing must be met by increasing density within existing townscape
• Denser housing inside Matlock
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• Higher density housing
• Keep town envelope, develop/redevelop within it.
• Housing needs to be prioritised on brownfield sites.
Access to Local Amenities
Claims in the site assessment that local amenities is a 10 - 20 minute walk is an
absolute joke. There are limited amenities on Smedley Street but if you take into
account the severe gradient the target time is very ambitious and certainly not
achievable by elderly people or those pushing a pram and the main amenities are in
Matlock which is certainly not achievable within the claimed time.
SUGGESTED CHANGE TO PLAN
Remove the totally unsuitable and undeliverable site HC2(u) Land off Pinewood
Road/Gritstone Road Matlock
Some brownfield sites which have been rejected should be revisited, The density
should be looked at on Brown Field sites which could easily accomodate more
development. Too much emphasis on Matlock and some more consideration should
be given to Wirksworth as commented by Derbyshire County Council
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the local plan

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

432/714

Geoffrey Hardy

4.28

Yes

No

REPRESENTATION
While I support this policy ,policy DS4 (allocation of land off Pinewood road?Gritstone
Road would be contrary to this policy . Development of this site will result in 100% of
greenfield along with a wide variety of wildlife established trees and hedgerows. Loss
of this habitat is contrary t o the governments NPPF which states that planning
system should "contribute and enhance the natural and local environment by:
protecting and enhancing valued landscapes geological conservation interests and
soils. and recognises the wider benefits of the ecosystem services it also should
minimise impacts on biodiversity and provide net gains to biodiversity where
possible,and should c contribute to the Governments commitment to halt the decline
in biodiversity P26/27 NPPF
SUGGESTED CHANGE TO PLAN
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See officer comments in respect of Rep
No. 5664/2 in respect of the
sustainability aspects of the proposed
development
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the Local Plan

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3435/705

Elizabeth
Chamberlain

PD3

Yes

No

REPRESENTATION
I support this policy however Policy DS4 (allocation of land off Gritstone/Pinewood
Rd) would be contrary to this policy.
Development on this site would destroy 100% greenfield along with a wide variety of
wildlife including:
•
Pipistrelle bats – hunting ground and roosts in local trees
•
Badgers
•
Foxes
•
Reed Bunting, Bull Finch, Meadow Pipit, Dunnock, Housemartin, Kestrel,
Swift, Black headed gull, Snipe and Mallard have been spotted in the site – all of
which are on the British Trust for Ornithology “birds of conservation concerns ed 4”
“Birds of Conservation Concern – Amber List for Species in Decline”
•
Fieldfare, Merlin, Woodwarbler, Cuckoo, Starling, Song thrush, Missle thrush,
House Sparrow, Linnet, Yellowhammer and Redwing have been spotted in the site –
all of which are on the British Trust for Ornithology “birds of conservation concerns ed
4” “Birds of Conservation Concern – Red List for Species in Severe Decline”
•
Siskin, Redpoll, Brambling, Blue Tit, Coal Tit, Great Tit, Long Tailed Tit and
most common UK finches all year on the site and in surrounding garderns
•
Raven, Buzzard, Kestrel, Sparrow Hawk, Red Kite, Hobby, Tawny owl and
other hunderines (swift, swallow, house and sand martin)
•
Many UK bee species.
•
Frogs
Loss of such habitat is contrary to the Government's National Planning Policy
Framework which states that the planning system should:
“Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils;
- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group
SUGGESTED CHANGE TO PLAN
Remove the highly contentious Gritstone/Pinewood Road site from the local plan. Its
inclusion is contrary to Policy PD3.
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See Officer Comments in Respect of
Rep No. 5664/2 in repsect of the
biodiversity aspects of the proposed
development.
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Legal
Compliant

Sound

Compliant
with Duty to
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Representation

Officer Comment

Recommendation

Yes

SUPPORT
I support this policy however Policy DS4 would contradict this. The site has a history
of flooding issues from standing water. Gritstone road had issues from run off water
from the site and it covered in unpredictable natural springs. Homes have been
flooded and homes ruined as a result of flooding from the site. There are even houses
built on rafts!!!!! To build on the site would cause a lot of concern for residents who
already are deeply worried about green fields being built on by developers who claim
to be able to mitigate the flooding. Developers cannot guarantee this and why should
houses be built on a maybe with no promise this will solve the problem and not add
to it.

Whilst support for Policy PD8 is noted
this representation is in effect seeking
the removal of the site at Gritstone
Road from the local plan
See Officer comments in respect of rep
no. 5664/2 for comments in respect of
the flooding and flood risk

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6186/433

Katie Haywood

Pd8

Yes

No

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6018/709

Roger Brown

Policy HC2 Housing Land
Allocation

Yes

No

REPRESENTATION
In the first version of the Plan, the land at DS4 was not included as it was considered
of low priority and unsuitable for development by the District Council. Only when the
Council was told that it must increase its housing allocation numbers, was site DS4
added. This site now bring pushed through at all costs to meet the required allocation
and seems to have been tailor- made for an interested developer, including increasing
its size by 10 hectares at the request of the interested developer. No plan of the
revised boundary was made publicly available prior to the Council meeting when the
Plan was adopted. How can decisions be made when people have not seen, and have
not been given the opportunity to comment on the proposed changes?
It feels to local residents that this one site - DS4 - is keeping the Plan together. How
can it be sound if just the removal of this one site means it would fail? The Plan is
unsound because the inclusion of this site is not sustainable or viable.
The Plan does not include detail or any reassurances about meeting future
infrastructure requirements. It mentions consultation with Derbyshire County Council
as statutory highways and education authority who have raised no objections to the
District wide plan. However, it does not address the impact on specific areas; it only
appears to look at the impact as averaged out across the District as a whole. But it is
clear that Matlock has considerable issues with a lack of GP appointments, school
places and road networks that are at their limits. Pushing through the Plan without
due regard to the specific, localised impact on individual towns is unacceptable.
I would query the initial site assessments that were carried out. Site DS4 was assessed
as green with no flood risk. This is untrue as the issues with standing water etc are
openly acknowledged by the Council yet they have not adjusted the original
assessment to reflect this. Therefore, the initial assessment and any decisions based
on it are flawed. Paragraph 101 of the NPPF states that a sequential flooding test
should be carried out before the allocation of sites. Was this done with regard to DS4?
There is a higher housing density on site DS4 compared with a lower level on other
sites including Halldale Quarry. Why is this so?
Why were a number of brownfield sites that were put forward not included in the
final draft plan? Instead these are being treated as "windfall" sites that do not
contribute to the required overall housing numbers and so do not reduce pressure on
greenfield sites. These include land at Slinter Mining, Cromford (28 dwelings), land at
Bridge Garage, Darley Bridge (13 dwellings), and land at Matlock Transport,
Northwood Road, Northwood (14 dwellings).
I feel that the Council has not worked effectively with its neighbours, particularly with
the Pak District National Park Authority, which covers half of the area of the District
Council, to accept a larger proportion of the total Derbyshire Dales housing allocation.
The situation that almost 100% of Derbyshire Dales allocation is required to be fitted
into just 50% of its area is unfair and the Council should be able to offer a reduced
housing figure to reflect this situation.
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SUGGESTED CHANGE TO PLAN
Revisit the brownfield sites that have been excluded now that new information has
come forward and use them to contribute to the OAN total instead of being used as
windfall sites.
Remove the highly contentious Gritstone/Pinewood Road site (DS4) from the local
plan. Its inclusion is contrary to many NPPF policies and with policies within the
District Council's own proposed local plan.
Increase the housing density proposed for the large brownfield sites.
I ask that that the Plan Inspector demands that central government properly
acknowledges the limitations placed on Districts that contain National Parks and sets
out a comprehensive way to deal with this unfair anomaly.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3435/707

Elizabeth
Chamberlain

HC2 (DS4)

Yes

No

REPRESENTATION
I do not believe that the Derbyshire Dales Local plan is positively prepared, is justified
or consistent with National policy:
The inclusion of the Gritstone/Pinewood road site as a future development will only
serve to create even more congestion to an already swamped highways
infrastructure. Far from being effective social housing this would create unaffordable
housing with no access to the town centre or local amenities except by means of
private transport. The real risk of increased accidents and injuries due to the poor
vision on the only planned access roads would be inevitable. (I will be including a
separate form specifically regarding Policy HC19)
There has been a great deal of emphasis at recent meetings from Councillors and in
particular from the leader of the council in stating how the entire plan will be
jeopardised by the removal of Policy DS4 (allocation of land off Gritstone/Pinewood
road). I fail to see how the Plan can be ‘sound’ if the removal of one site can
jeopardise the entire plan
This particular site has been included within the plan despite the planning advisory
committee having voted in favour of removing this site from the plan altogether, this
advice being later ignored in a full council meeting. How can this make for a ‘sound’
plan? What does this decision say about the credibility and legitimacy of the planning
advisory committee?
The only manner in which the Plan seems to have been ‘positively prepared’ is with
regard to the needs of the potential developer. The aforementioned having asked and
been granted an increase in size of ten hectares as well as simply accepting the
developer’s assurances that they would be able to deal with the multitude of
problems associated with this site.
During the initial site assessments that were carried out the Gritstone/Pinewood site
was assessed as green with no flood risk, this is of course incorrect and has now been
accepted by all parties as such due to its numerous natural springs and clay soil,
however the site assessment has never been changed. If this was to be changed not
only would it potentially warrant its removal from the plan but would certainly
require further flood testing in line with the NPPF (I am unaware any such Stategic
Flood Risk Assessments have taken place or any specific policies to manage the flood
risk been developed as required in paragraph 100 of the NPPF).
There are a number of ‘brown field’ sites which have been proposed but not been
included at this stage, the Council preferring to keep these as ‘windfall’ sites (HC2 i/j/z
are examples). I fail to see the justification for preferring ‘greenfield’ sites to these
‘brown field’ sites which also seems to be in contravention of paragraph 109 of the
NPPF.
There was also a proposal from Darley Dale council regarding the creation of a new
Garden Village which could not only alleviate pressure for this ‘green field’ site but
also help relieve a beleaguered and overcrowded infrastructure within the Matlock
area. Unfortunately although carrying much support from the local residents and
Councillors this was dismissed with very little consideration.
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SUGGESTED CHANGE TO PLAN
Remove the highly contentious Gritstone/Pinewood Road site from off the local plan.
Its inclusion is contrary to many NPPF policies and indeed policies within DDDC’s own
proposed local plan. The plan is unsound because inclusion of this site is unsound,
unsustainable and unviable.
Revisit the brown field sites that have been excluded and use them to contribute to
the OAN total instead of being used as ‘windfall’ sites.
Look again at the New Garden Village proposal - Darley Dale town council came up
with a proposed alternative to the current site allocations – the creation of a New
Garden Village.
This would alleviate the pressure on precious greenfields sites and congested Tier1
towns that currently must bear the brunt of the majority of the development.
A new garden village would also allow for sensitive development complete with
appropriate supporting infrastructure. This idea was strongly supported by residents
but dismissed with very little consideration.
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Compliant

Sound
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Officer Comment
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Yes

SUPPORT
I support this policy but Policy DS4 contradicts this. Development would destroy the
habitats of many wildlife. Which includes hedgehogs, badgers, pipistrelle bats, faces
and a variety of birds of conservation concerns including black headed gull, snipe,
mallard, bull finch, Frogs Loss of such habitat totally goes against government
national planning policy framework which states the planning system should
"Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological and conservation interests and soils.

Whilst support for polciy PD3 is noted
this representation is in effect seeking
the removal of the site at Gritstone
Road from the Local Plan.
See Officer Comments in Respect of
Rep No. 5664/2 in repsect of
comments on the impact upon
biodiversity.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6186/434

Katie Haywood
Haywood

Pd3

Yes

No

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6241/437

Dave Reuss

ref HC2(u)
DS4: Land off
Gritstone
Road/Pinewoo
d Road,
Matlock

Yes

No

REPRESENTATION
House density at Land off Gritstone Road/Pinewood Road, Matlock. Traffic along:
Wolds Rise and Cavendish Road will be made more unsafe for existing residents. The
width of the road at Wolds Rise and at the entrance to Cavendish Road is not able to
take delivery vehicles or waste removal vehicles; or other vehicles of similar size.
Safety for children, old people or others hard of hearing will be made unduly
hazardous. Emergency vehicles will be unable to attend all responses if in the likely
situation, people park on the roads, as they are allowed to do so today. Flooding risk
to properties along Cavendish Road and Wellington Street will be worse than it
already is. Existing rain-water and sewage drainage barely has capacity today to take
heavy down-pours of rain; and will not sustain annual very heavy storms.
SUGGESTED CHANGE TO PLAN
Significantly reduce the housing density. Increase drainage capacity along Cavendish
Road. Don't use Pinewood Road, Matlock. Build an access road off Farley Hill, over
football pitches land. Maintain all main access routes off Chesterfield Road, including
developing new access adjacent to Matlock Golf Course.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6186/502

Katie Haywood
1981

HC2 DS4

Yes

No

REPRESENTATION
The local plan does not include any detail or reassurances about meeting the future
infrastructure needs of the Gritstone Road/Pinewood Road development. It mentions
consultation with Derbyshire County Council have raised no actual concerns, but does
not concentrate on the impact specific to the area. The road network, for example, is
already at breaking point, with the main road to Chesterfield constantly busy, with
very few vehicles sticking to the poorly policed 30mph limit. Gritstone Road itself is
already very busy and cannot be passed by 2 cars at the same time due to the number
of parked cars on the road. With potentially over 1000 new vehicles needing access to
the site, I don’t see how a full, extensive study can have been carried out and
uncovered no issues. Similarly, at present there is no bus service to Gritstone Road
meaning car travel is essential for any residents looking to travel in to Matlock town
centre, or surrounding towns.
It appears that some of these issues have been glossed over as this site is holding the
entire plan together, which in itself makes the plan unsound if the exclusion of this
site means the whole plan will fail. It doesn’t seem correct that Gritstone Road and
the size of the development should be included in full when other brownfield sites
have been excluded or only included as “windfall” sites so do not reduce the pressure
on the greenfield sites. These include 28 dwellings at Slinter Mining, Cromford, 13
dwellings at Bridge Garage, Darley Bridge, 14 dwellings at Matlock Transport,
Northwood Lane and Whitworth Institute that hasn’t been included at all. The option
of a new garden village in Darley Dale also garnered strong support from residents
and Matlock Town Council, but was dismissed with very little consideration.
The Council have also not worked effectively with their neighbours, specifically the
Peak district National Park that occupies nearly 50% of our district but has severe
limitations on building which impact on Derbyshire Dales, this is wholly unfair and the
allocation of houses should be adjusted as such.
I also fully support the technical statement that is being prepared and submitted
separately by the Wolds Action Group
SUGGESTED CHANGE TO PLAN
Gritstone Road/Pinewood Road should be removed from the plan altogether, as its
inclusion is contrary to several NPPF policies and policies within DDDC’s own local
plan. This site is unsound, unsustainable and unviable and its inclusion therefore
makes the entire plan unsound.
The plan still needs to add more clarity around the proposed affordable housing and
how it will guarantee to deliver the infrastructure needed to support the next 17
years of development in a sustainable fashion, including highways, healthcare, social
services and employment.
The plan should revisit and look to include the brown field “windfall” sites and also
the garden village in Darley Dale, both of which are potentially more sustainable and
would make the plan sound.
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The allocation of houses to DDDC should also be lowered to reflect the
disproportionate amount of land taken by the Peak National Park in our area.
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Legal
Compliant

Sound
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Representation

Officer Comment

Recommendation

No

SUPPORT
Alternatives to the site should be re-examined, particularly those at less risk of
flooding. The Gritstone Road/Pinewood Road site has a very high density of housing,
whereas other sites have a much smaller allocation. The 2015 Darley Dale plans for a
new garden village would be a viable alternative for a large development.

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1779/717

Jacqueline
Thompson

Policy HC2 Housing Land
Allocation &
Policy DS4
Land off
Gritstone
Road/Pinewoo
d Road

No

No

REPRESENTATION
I don't think the plan is compliant because plans for the development of the site were
significantly increased and residents were not informed of this increase before the
meeting. Councillors and Developers seem to be driving the plan forward regardless
of opposition and without taking due notice of local issues including traffic
congestion, flood risks, pressure on local services and lack of employment in the area.
This would be a substantial development on the outskirts of a town which is already
struggling to cope with the demands on its services, particularly those related to
health care, education and traffic management. I do not think the plan is justified
because the site poses a serious flood risk which does not appear to have been fully
and thoroughly investigated. There are existing problems with flooding for local
residents already, the site is well known for the number of natural springs contained
within the proposed development area and so far most of these concerns have been
completely ignored. Developing the greenfield site behind Gritstone Road and
Pinewood Road would have far reaching consequences with drainage and the
potential risks of flooding increasing for all the surrounding areas.
SUGGESTED CHANGE TO PLAN
The Gritstone Road/Pinewood Road site should be removed from the local plan in
favour of smaller, less concentrated sites and brownfield sites. This would put less
pressure on the infrastructure around the already busy Chesterfield Road area and
help with integration. A large development such as this, at the top of a very steep hill
and on the outskirts of the town would substantially increase the need for providing
your own transport, whereas smaller developments spread around the town would
have greater access to local services and also public transport.
Alternatives to the site should be re-examined, particularly those where the density of
housing could be increased or there is less risk of flooding. If a large, concentrated
new development is required, then the idea of a 'Garden Village' would be a viable
option and should be properly investigated and discussed.
I support the technical statement that is being prepared and submitted by the Wolds
Action Group.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3522/641

Barrie
Heathcote

HC2
specifically
Policy
DS4(land off
Gritstone
Road/Pinewoo
d Road

No

No

REPRESENTATION
The site is not viable or sustainable, because of flooding, traffic density, access for
traffic and the necessity to own a car for transport to all amenities
(Doctors,Banks,Shopping etc.) I have suffered flooding myself and have taken part in
a traffic survey recently. I also support the technical statement that is being prepared
and submitted separately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Remove Policy DS4 from the local plan as recommended by your Planning Committee
and revisit the Brown Field Sites and more suitable areas particularly a suggested new
village which is totally sustainable

627

Chapter 6 Page 82

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate
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Officer Comment
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No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

5990/619

Sandra Mills

HC2/DS4

No

No

REPRESENTATION
The Derbyshire Dales Local Plan would destroy 100% greenfield with a variety of wild
life. It is not "sound" because it is a well known flood risk area and adding more
houses would add to this risk. The plan would make the surrounding road network
unsafe for pedestrians due to increased congestion in this area and around Matlock
town centre. It would also increase the rate of pollution in a place which is supposed
to be a healthy environment to live.
The amount of houses that are proposed to be built exceeds by far any sensible plan
for the proposed site. They should simply be built out of this town with supporting
services such as doctors surgeries etc..
SUGGESTED CHANGE TO PLAN
I don't believe any changes should be made as the plan to build in this area should not
be an option.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3581/617

Stephen Patrick
Crofts

HC2 - DS4
Land off
Gritstone
Road/Pinewoo
d Road

Yes

No

REPRESENTATION
After objections from Planning committee, some Conservative Councillors, all other
party Councillors and hundreds of local residents it appears that the will of a small
number of officials is being imposed on Matlock residents. There has been no proper
consultation on the full allocation of land involved as extra 10 hectares of land has
been allocated at the request of the interested developers, but where? It appears we
are being railroaded into believing that without this greenfield site the entire plan is
being jeopardised. How can this be so, especially as there are brownfield sites which
have been proposed but not included in the Local Plan.
There was also the proposal for a new garden Village which would alleviate pressure
on the already overstretched town of Matlock and save this valuable greenfield site,
however despite the support of the local residents, Planning Advisory Committee and
Matlock Town Council this appears to have been dismissed with very little
consideration. The main entrance to the proposed site would be Wolds Road leading
onto Gritstone Road, this site has been monitored between the hours of 8.00am and
10.00am and recorded many hundreds of vehicles both private and commercial (one
day exceeded 2,000 vehicles) and hundreds of school students walking to the nearby
school all either passing or using this entrance, the inclusion of yet more hundreds of
vehicles and students is a disaster waiting to happen. Have Derbyshire County Council
been consulted on this localised issue and the obvious increases it will have. The
already stretched education and highways resources, after all someone must take
responsibility. The additional vehicles will also impact heavily on Matlock during
summer, weekends, bank holidays and Matlock Bath illuminations, these roads are
already impassible at times and a proposal potentially allowing many hundreds of
additional vehicles into the Matlock area can only exasperate the problem further,
especially in the light of the increased tourism expected by the Council.
The site itself is claimed to have no flood risk. This is not correct as there are
numerous natural springs and evidence of gardens in flood are obvious and recorded.
This is an issue but no evidence as to how it will be tacked is in the Local Plan and
there is no evidence of a full risk assessment being carried out. The site in question
has open fields and hedgerows, this is home to all manner of established wildlife and
plants which given the national decline in numbers, the inclusion of this site can only
further add to the decline.
Given the policies of the National Policy Planning Framework, Matlock Town Council,
Derbyshire Dales District Council and the wishes of the residents of Matlock I strongly
urge that the "windfall" brown sites and the New Garden Village be given serious
reconsideration. This would help to significantly reduce the already increasing
demands on the already overstretched infrastructure, resources and greenfield sites
of the Matlock area. Surely the opinions of many hundreds if not thousands of people
and local bodies should count against the very small number of senior people who are
determined to railroad this site through. Regardless of all local opinions and the same
Derbyshire Dales District Council having themselves rejected the site on several
previous applications then how can this be going through ?
SUGGESTED CHANGE TO PLAN
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I strongly believe that the highly disputabled Gritstone Road/Pinewood Road site
should be removed from the local plan. It is contrary to National Planning Policy
Framework, Derbyshire Dales District Council policies , Derbyshire Dales District
Council's Planning Advisory committee and the opinion of many hundreds of local
residents.
The "windfall" brownfield sites should be revisited and not rejected because it is more
economic and easier to use greenfield sites.
The new garden village project should be given more serious consideration, it is not
practical to keep adding to existing town boundaries with struggling infrastructures,
when the opportunity exists to create a new village/town. Everything must start
sometime including new villages and towns.
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Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3581/621

Anita Jane
Crofts

Policy
HC2/DS4 Land
off Gritstone
Road/Pinewoo
d Road,
Matlock

Yes

No

REPRESENTATION
feel the Derbyshire Dales Local Plan is not positively prepared as I feel site has been
pushed through at any cost and made most attractive to developers as one interested
developer has put forward a request to increase the size by 10 hectares. No map of
the revised boundary was released prior to the meeting to decide whether it should
be increased. How can decisions be made when people have not seen the proposed
changes?
Residents feel this site is holding the plan together and removal of this site would see
the plan fail, how can this be sound. This plan is unsound because the inclusion of this
site is not sustainable or viable.
The local plan does not include detail or reassurances about meeting future
infrastructure requirements. It mentions consultation with Derbyshire County Council
as the statutory highways and education authority who have raised no objections to
the district wide plan but this does not concentrate on the impact to specific areas, it
only seems to look at the impact as averaged out across the district as a whole.
But it is quite clear the Matlock has huge issues with lack of GP appointments, school
places and road networks that are pushed to the limits already. Simply pushing
through a plan without due regard to the specific, localised impact on individual
towns seems ridiculous.
I feel that the Derbyshire Dales Local plan is not Justified
FYI Derbyshire Dales had three options when it came to deciding on housing
allocation, they opted for 6,440 dwellings in total.
During initial assessments the Gritstone/Pinewood site was assessed as green - no
flood risk. This is untrue with its numerous natural springs and clay soil, and the issues
with standing water etc are openly acknowledged by Derbyshire Dales District Council
yet they never adjusted the initial site assessment to reflect this. Therefore the initial
assessment and any decisions based on it are flawed. Para 101 of the NPPF states that
a sequential flooding test should be carried out before allocation of sites. Was this
done?
I would also question the high housing density on our site compared to lower levels
on other sites including Halldale Quarry.
A number of brown field sites have been put forward but not been included at this
stage. Derbyshire Dales District Council treating them as “windfall” sites that do not
contribute towards the required overall housing numbers and so do not reduce
pressure on greenfield sites.
Darley Dale Town Council came up with a proposed alternative to the current site
allocations – the creation of a New Garden Village. This would alleviate the pressure
on precious greenfield sites and congested Tier1 towns that currently must bear the
brunt of the majority of the development. A new garden village would also allow for
sensitive development complete with appropriate supporting infrastructure. This idea
was strongly supported by residents and Matlock Town Council but dismissed with
631

Chapter 6 Page 82

APPENDIX 3
very little consideration.
I feel that the Derbyshire Dales Local plan is not Effective:
I feel that the council has not effectively worked with its neighbours the Peak District
National Park. Almost 100% of the Derbyshire Dales housing allocation has to be fitted
into just 50% of the district due to restrictions on building in the Peak District National
Park. This is not fair and I believe the Derbyshire Dales District should be allowed to
offer a reduction in its housing figure to reflect this.
I feel that the Derbyshire Dales Local plan is not Consistent with national policy
I believe the allocation of the Gritstone/Pinewood Road site and therefore the plan as
a whole, is contrary to many national policies and as such is unsound, unsustainable
and unviable.
SUGGESTED CHANGE TO PLAN
Remove the highly contentious Gritstone / Pinewood Road site from off the local plan.
Its inclusion is contrary to many NPPF policies and indeed policies within DDDC’s own
proposed local plan.
Revisit the brown field sites that have been excluded and use them to contribute to
the OAN total instead of being used as windfall sites.
Increase the housing density proposed for the large brownfield sites.
We ask that the Inspector demands that central government properly acknowledges
the limitations placed on districts that contain National Parks and sets out a
comprehensive way to deal with this unfair anomaly.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group”
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Legal
Compliant

Sound
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Yes

SUPPORT

Whilst the support for this policy is
noted this representation is in effect
seeking the removal of the Gritstone
Road allocation from the Local Plan.
See Officer Comments in Respect of
Rep No. 5664/2 for comments on the
impact associated with this site in
respect of the historic environment.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3581/614

Anita Jane
Crofts

PD2

Yes

No

REPRESENTATION
POLICY PD2: Protecting the Historic Environment
The District Council will seek to conserve, manage and, where feasible, enhance the
historic environment of the Plan Area. This includes the following and their respective
settings:
The Derwent Valley Mills World Heritage Site:
Listed Buildings
Conservation Areas
Scheduled Monuments
Registered Historic Parks and Gardens and other non-designated heritage assets.
RESPONSE: I support this policy however Policy DS4 (allocation of land off Gritstone /
Pinewood Rd) would be contrary to this policy. These sites have several Grade II listed
buildings close to them, remains of ancient earthworks as well as a historic aqueduct
that carries hundreds of thousands of gallons of water from the Ladybower Dams to
Leicester. The site is also of historic interest as the many natural springs found on the
site were utilised in John Smedley’s spa, which lead to Matlock becoming a “spa
town”.
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

Whilst the support for this policy is
noted this representation is in effect
seeking the removal of the Gritstone
Road allocation from the Local Plan.
See Officer Comments in Respect of
Rep No. 5664/2 for further comments
on the biodiversity issues associated
with the site.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3581/613

Anita Jane
Crofts

PD3

Yes

No

REPRESENTATION
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:
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
RESPONSE: I support this policy however Policy DS4 (allocation of land off Gritstone /
Pinewood Rd) would be contrary to this policy.
Development on this site would destroy 100% greenfield along with a wide variety of
wildlife including:
Pipistrelle bats – hunting ground and roosts in local trees
Badgers
Foxes
Reed Bunting, Bull Finch, Meadow Pipit, Dunnock, Housemartin, Kestrel, Swift, Black
headed gull, Snipe and Mallard have been spotted in the site – all of which are on the
British Trust for Ornithology “birds of conservation concerns ed 4” “Birds of
Conservation Concern – Amber List for Species in Decline”
Fieldfare, Merlin, Woodwarbler, Cuckoo, Starling, Song thrush, Missle thrush, House
Sparrow, Linnet, Yellowhammer and Redwing have been spotted in the site – all of
which are on the British Trust for Ornithology “birds of conservation concerns ed 4”
“Birds of Conservation Concern – Red List for Species in Severe Decline”
Siskin, Redpoll, Brambling, Blue Tit, Coal Tit, Great Tit, Long Tailed Tit and most
common UK finches all year on the site and in surrounding garderns
Raven, Buzzard, Kestrel, Sparrow Hawk, Hobby, Tawny owl and other hunderines
(swift, swallow, house and sand martin)
Many UK bee species.
Frogs
Loss of such habitat is contrary to the Government's National Planning Policy
Framework which states that the planning system should:
“Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils;
- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
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SUGGESTED CHANGE TO PLAN
Remove the highly contentious Gritstone / Pinewood Road site from off the local plan.
Its inclusion is contrary to many NPPF policies.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6228/624

Colin
Hargreaves

HC2(u)

Yes

No

REPRESENTATION
I have no idea whether the plan is legally compliant or not. I have no idea whether the
plan is sound or unsound or whether it fails comply with the duty to co-operate. I do
not have the time to read through and investigate the legality etc. of a 180+ plan
which I have no doubt is understandable only by the people who have written it.
What I do know is that the this form has been designed in such a way as to make it
incredibly difficult for anybody, such as me and many other residents involved who
are not involved in planning to complete it. All, I wish to do is make my feelings heard.
If this means in the process I will be answering the above questions then all is well
and good. It is ridiculous that I have to tick the boxes when I don't understand the
questions just so that I can make my voice heard. This is just a ploy by the Council
hoping that we will give up and do nothing. A simple letter to the council should be
sufficient.
With reference to the proposed development sites SHLAA224 and SHLAA225. I was
absolutely staggered when it was brought to my attention that the Derbyshire Dales
District Council is proposing to build 500houses on Wolds Farm between Pinewood
Road and Gritstone Road. It beggars belief that this even reached a stage where it was
being considered. To say I was angry when the Council approved the local plan would
be an understatement. How can the local plan be a sound and valid proposition when
there is no contingency at all should a site not be approved. There is little wonder the
Council are so desperate to see the plan approved for fear of it all falling apart!
How long will it take to build 500 houses? Perhaps 10 years or more? If what Mr
Wilson said at Highfields, that the builders estimate 40 houses a year then it will take
longer than 12 years. Has anybody given even the tiniest bit of consideration as to
access to the development and the disruption it will cause? I have lived on Moorfield
for over 20 years and have seen traffic increase steadily over those years, especially
after Rockside View was completed, to the point now where travelling along
Cavendish Road at any time between 8am and 7pm can be extremely challenging.
During the day Cavendish Road is packed with parked cars, most of which probably
belong to council employees. At night time it is packed with resident's cars. There are
times, most weeks, when, due to the refuse lorries the road is completely grid locked.
At the weekend when the football fields are in use gridlock often occurs. It is very rare
to travel the whole of Cavendish Road without meeting oncoming traffic. Finding a
space to pull into is difficult. We have two different bus companies who use the
Cavendish estate throughout the day. They often have great difficulty passing the
parked cars. If access to the development is to be gained via Cavendish how on earth
is this going to achieved? Are you going compulsorily purchase swathes of gardens to
widen the roads? 500 houses will generate a minimum of 700 cars, possibly in excess
of 1000 if families, with children owning cars, are taken into consideration. Even if
only half of these cars use the access road at rush hour nothing will get on or off
Cavendish Road. If you make an access via Sandy Lane or Wolds Road the same
scenario will result. Once the traffic reaches the main road then what? Wellington
Street is a joke at any time of day. Wellington Street/Asker Lane/Chesterfield Road
crossroads will become one long queue of traffic, especially when the development
behind The Convent is finished. In my opinion the Chesterfield Road junctions with
Wellington Street, Asker Lane, Sandy Lane or Wolds Road cannot sustain this amount
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of traffic. Has anybody had the common sense to carry out a traffic survey of any of
the surrounding streets? When Rockside view was developed the large vehicles
carrying plant machinery trying to negotiate Wellington Street often couldn't get
beyond the George Road junction whilst the low walls close to the terraced houses
regularly suffered damage. What about upkeep of the roads? The Council can't be
bothered looking after the roads and road markings now other than a useless "splash
and dash" every few years.
What plans will potential developers put in place to control the possibility of flooding?
The fields behind Moorfield have very little drainage. I know of at least one house on
Moorfield which has flooded several times over the last 20 years as the drainage on
the fields is so poor. Substitute that area with tarmac and where will the water go?
We live on the bottom of Moorfield, right in the middle at its lowest point, an ideal
place for a river of flood water to flow to. There is no gap between our house and our
immediate neighbour so the only place flood water will have to go is through our
front doors. Will the Council pay us compensation for the resulting damage? Perhaps
just enough money to purchase a flying pig! Will Matlock's drainage system actually
even cope with rainwater run-off from such a huge development let alone the waste
domestic water and sewage which will be created? Will this lead to a massive upgrade
of the drainage infrastructure creating even more congestion? Who will pay for it?
What about Cavendish Fields? I have walked my dog(s) on the fields for the last 16
years. 16 years ago the fields weren't fit to walk on after rainfall of any amount. When
the fields were taken over and converted to football pitches the owners spent what
must have been a very large amount of money laying land drains in an attempt to
prevent flooding to the football pitches. I think they would agree with me that, whilst
the land drains helped, after a normal rainy spell the fields are still very boggy to the
point where, in places, you need outriggers on your boots! These fields provide
hundreds of young kids with the opportunity to play football at the weekends. You
build 500 houses and no amount of land drains will help. The fields will become an
unusable swamp. Where will the kids go then? Back to wasting their lives away in
front of Play Stations or hanging around Hall Leys Park at night for their daily fix.
Has anybody considered the impact on Highfields School? Several hundred children
walk to Highfields School every day. The footpaths along Wellington Street are very
narrow. Extra traffic will put the children at more risk. Access to Highfields already
creates long queues with traffic as it is now. How will it be when the development is
finished? How many schoolchildren will 500 houses create? Can the local schools
accommodate this many extra pupils without their education suffering because of
overcrowding? How many more cars will be used for the school run? Smedley Street,
Dimple Road, Woolley Road and Hurds Hollow are already downright dangerous at
school start and finish times. How will the doctor's surgery's cope? My own Doctor's
already has a 4 week waiting list.
I have been a Driving Instructor in Matlock for almost 20 years and, as such, I think a
court of law would consider me an expert where driving issues are concerned. My
wife and I moved to Cavendish over 20 years ago as we considered that being on a
very large cul-de-sac would be a safer environment for our children to grow up in. Our
children are now grown up and have children of their own. They too have chosen to
live in Cavendish for exactly the same reasons. If you build these houses and have
access to them from both Gritstone Road and Cavendish Road you will create a rat
run of people trying to avoid the Wellington St/Asker Lane/ Chesterfield Road
junction, including white van man, some of whom haven't the slightest idea of road
safety. What will this do for the safety of our Grandchildren? Watching the rush hour
traffic combined with the school run is quite scary at times. The school kids going to
Highfields, Castle View and The Convent take their lives in their hands every single day
due to the antics of the drivers taking part in the school run or going out of Matlock to
work or coming into Matlock for work. It isn't unusual to sit a full 5 minutes trying to
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turn right from Wellington Street onto Lime Tree Road at rush hour. You might
suggest going down Wellington Street instead. The rules of the road and courtesy
don't exist on Wellington Street. It's a bad tempered free for all. Some drivers don't
give themselves enough time to get to work on time and as a result break the speed
limits with little regard to the consequences. If you give this ridiculous plan the go
ahead then I suggest you build a very large ambulance station and an A & E
department because believe me, if you put upwards of 1000 more cars onto
Chesterfield Road at rush hour, more than one poor unsuspecting school kid will be
become a government statistic. Where will the Councillors who voted for this plan be
when a Policeman has to go and tell a parent their child has been killed or seriously
injured? How many of the Councillors who voted for this plan will volunteer to visit
the parents afterwards to offer their apologies for voting in favour of the plan? How
many of the Councillors who voted for this plan will change from Councillor to
Counsellor to help friends and families cope with seeing a friend killed or seriously
injured. Having gone through just such a horrific situation I wouldn't wish it on my
worst enemy. The repercussions last for many many years.
I'm not an expert on wildlife by any means but I do know for a fact that badgers and
foxes live all around the Cavendish/Gritstone area. I know there are a lot of bats. They
can be seen regularly as it is getting dark. We regularly see birds of prey circling the
fields looking for food. A huge habitat of prey animals will be destroyed.
Has anybody considered the fact that the snowline in Matlock is more or less on the
level of Smedley Street? Has anybody also considered that snow clearing on
Cavendish is as rare as hen's teeth? As far as snow clearing is concerned we don't
exist. We are very lucky if we see a gritter. As it is now the whole estate is served with
only one salt bin. This will create even more queues and danger during the winter. As
the council have told me many times, priority is given to clearing the main roads, so it
follows then that this new development will suffer the same fate as Cavendish when it
snows and will be completely ignored.
I really can't see that there is employment in Matlock for 10% of the proposed
increase in population so housing will be occupied by commuters who are more likely
do most of their shopping outside the area on the way home from work. Has anybody
considered how you are going to attract people to Matlock? Matlock used to be a
very sought after area to live. Matlock residents were actually considered to be posh!
That has long since passed. How many people want to come and live in an area full of
charity shops packed into an ever more dingy looking town centre with very few free
parking spaces owing to the council's obsession with charging us to park in car parks
which are very often full to capacity.
There must be brownfield sites far more suited to redevelopment before considering
green field sites. If these plans are passed where do the planners go next? Either side
of the golf club? Whatever happened to the proposals for the Cawdor Quarry site?
Hall Dale Quarry could accommodate a lot of houses. I know that would create
problems around the Sainsbury roundabout but it would cope far better than
Chesterfield Road ever will.
As you will have gathered I am vehemently opposed to these plans. The impact on the
areas surrounding the development will be hugely and detrimentally significant, with
few, if any, advantages. I ask you all please to have a bit of common sense, think
about the issues I and everybody else have raised and find a more sensible and safer
place to build these houses.
SUGGESTED CHANGE TO PLAN
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No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6170/626

Rachel Walbank

HC2-Housing
Land
Allocation DS4
Gritstone/Pine
wood Road
Matlcok

No

No

REPRESENTATION
I do not believe the local plan is not legally compliant as it appears to have pushed
through the Gritstone/Pinewood Road regardless of all the objections put forward by
the local resistant's and even after this was voted off by the plan by the local planning
committee, how can this be right? What has happened to democracy and common
sense. This plan has been pushed through at any costs and seemed to be dictated by
the developers who have increased the existing site by 10 Hectares without any
consultation to the public. The site is unsuitable for development many properties
have already experienced flooding and yet the plan states no flood risk, how can this
be sound? The traffic is already a major problem how will the infrastructure cope
with the increase this development would create. The site is located at the top of a
steep incline making it inaccessible to many people and having to use the least
sustainable method of transport a car. Why should we lose a 100% greenfield site it
can't be right. I support the technical statement that is being prepared and
submitted separately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Remove the Gritstone / Pinewood Road site from the local plan, inclusion is contrary
to many NPPF policies and indeed policies within the DDDC's own proposed local
plan. I believe this site has only remained on the plan to keep the plan together.
I support the technical statement that is being prepared and submitted separately by
the Wolds Action Group.
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Whilst the support for this policy is
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Rep No. 5664/2 for further comments
on the landscape impact associated
with this site.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3581/610

Anita Jane
Crofts

PD6

Yes

No

REPRESENTATION
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.
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 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.
RESPONSE: I support this policy however Policy DS4 (allocation of land off Gritstone /
Pinewood Rd) would be contrary to this policy.
Development on this site would destroy 100% greenfield along with a wide variety of
wildlife, established trees and hedgerows. Loss of such habitat is contrary to the
Government's National Planning Policy Framework which states that the planning
system should:
“Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils;
- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
SUGGESTED CHANGE TO PLAN
Remove the highly contentious Gritstone / Pinewood Road site from off the local plan.
Its inclusion is contrary to many NPPF policies.
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Yes

SUPPORT

Whilst the support for this policy is
noted this representation is in effect
seeking the removal of the Gritstone
Road allocation from the Local Plan.
See Officer Comments in Respect of
Rep No. 5664/2 for further comments
on flood risk issues associated with the
site.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3581/609

Anita Jane
Crofts

PD8

Yes

No

REPRESENTATION
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.
RESPONSE: I support this policy however Policy DS4 (allocation of land off Gritstone /
Pinewood Rd) would be contrary to this policy.
The Gritstone Road site has a history of issues with flooding from standing water and
is almost permanently waterlogged.
Problems already exist on Gritstone Road, Bentley Close, Amberdene and other areas
close by with run-off water from the proposed site which is consistently boggy and
water logged, even in summer.
The Gritstone Road portion of the site is covered in natural springs and there is a long
history of homes in the vicinity being flooded, on some occasions garages and gardens
have been filled with sewage. Other areas have seen serious damage to existing
homes and gardens as a result of flooding from the site.
Several existing houses are already built on rafts due to the wet nature of the site and
other properties have suffered subsidence and are underpinned due to sodden clay.
I believe building on the site will cause even more problems with flooding for existing
properties. Developers claim to be able to mitigate the issue but there will be no way
of telling if this will be 100% successful until houses are built and by then it’s too late.
Who will foot the bill for the damage then?
DDDC initially assessed the site as at no risk of flooding and have never altered that
assessment despite all the evidence to the contrary. Residents strongly dispute this
statement.
SUGGESTED CHANGE TO PLAN
Remove the highly contentious Gritstone / Pinewood Road site from the local plan.
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REPRESENTATION
Due to the overwhelming objections by residents, the Council appointed a
subcommittee of Councillors to look at all the evidence and arguments constructively
put forward by local residents and indeed local Councillors which recommended this
site be removed from the Plan. The Subcommittee examined the evidence in detail
and came to the conclusion that this was not sustainable and voted in favour of
removing this site from the Local Plan. However this was overruled at the next
meeting (by Conservative Councillors, who are not actually from Matlock, and do not
as such deal with the local issues but are from Ashbourne and Bakewell).
I do not feel that the Plan is legally compliant as based on overwhelming opposing
evidence which has been put forward which shows that this site is not sustainable due
to frequent flooding of houses on the Wolds Rise site, therefore I do not believe an
adequate Sustainability Appraisal has been carried out. The houses on either side of
my property on Moorfield have both flooded in previous winters causing tens of
thousands of pounds of damage and have resulted in my neighbours being unable to
obtain insurance to protect them from future issues. The area where the plans are to
build on this site is already permanently waterlogged and covered with a large
number of natural springs. The resulting building work being proposed will overload
our already inadequate drainage systems.
I do not believe that this is sound, as I do not feel that it has been positively prepared,
historically this has been put forward on previous occasions to be incorporated into
the Local Plan, however due to historical issues the local Council has always voted to
remove it after looking at all the supporting evidence. This time it appears to have
been pushed through against all reason purely at the request of the interested
developer totally ignoring the lack of infrastructure to support this development and
they have not even attempted to include any detail or reassurance to local residents
that this will not have a negative impact.
Matlock has huge issues with lack of GP appointments, school places and road
networks that are pushed to the limits already, Cavendish Road (which has to be used
for two of the access roads to the proposed site) is a bottleneck and there have been
many problems with ambulances, delivery wagons, bin wagons getting stuck on this
road. On top of this we have an aging population, an inadequate bus service which
has recently made further cuts, and this site is above the snowline, meaning that the
slightest snowfall in the valley leaves the residents around this site unable to get their
cars out, this will potentially leaving our aging population (which this proposal is
supposedly aimed at) stranded at the slightest snowfall and unable to access essential
supplies
Another reason I do not feel this is justified, is that the Gritstone / Pinewood site was
assessed as green - no flood risk. This is untrue and the issues with standing water etc
are openly acknowledged by DDDC yet they never adjusted the initial site assessment
to reflect this. Therefore the initial assessment and any decisions based on it are
flawed. Para 101 of the NPPF states that a sequential flooding test should be carried
out before allocation of sites. Was this done?
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I also do not feel that it was justified as other brown field sites that were put forward
have not been included at this stage and therefore do not reduce pressure on
Greenfield Sites, yet the impact due to the loss of Greenfield Site, is that we will lose
established trees and hedgerows as well as loss of wildlife habitat, as a member of the
Derbyshire Wildlife Trust, any loss of natural habitat greatly concerns me, but the fact
that many of the birds that are seen in this area are on the Birds of Conservation
Concern – Amber List for Species in Decline and Red List for Species in Severe Decline
should not be ignored and again directly contravenes the Government’s National
Planning Policy Framework which states that the planning system should:
“Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils;
– recognising the wider benefits of ecosystem services;
– minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
It would make much more sense to build on the Cawdor and Permanite Sites which
are brownfield sites and are much more accessible. This directly contravenes the
National Planning Policy Framework 2012, which states that you should ensure there
is sustainable transport usage when preparing local plans:
“In preparing Local Plans, local planning authorities should therefore support a
pattern of development which, where reasonable to do so, facilitates the use of
sustainable modes of transport.”p9 NPPF. This is definitely not the case for this site
as, being so far out of town and so high up car ownership is an absolute necessity in
winter. That means that any development here is effectively encouraging increased
use of the least sustainable method of transport.
In Feb 2015 Darley Dale town council came up with a proposed alternative to the
current site allocations – the creation of a New Garden Village. This would alleviate
the pressure on precious greenfields sites and congested Tier 1 towns that currently
must bear the brunt of the majority of the development. A new garden village would
also allow for sensitive development complete with appropriate supporting
infrastructure. This idea was strongly supported by residents and Matlock Town
Council but dismissed with very little consideration.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group
SUGGESTED CHANGE TO PLAN
To make the DD Local Plan sound, the Gritstone / Pinewood Road site should be
removed from the local plan. Its inclusion is contrary to many NPPF policies and
indeed policies within DDDC’s own proposed local plan. The plan is unsound because
inclusion of this site is unsound, unsustainable and unviable.
As this will reduce the number of new builds below the acceptable National limit for
this area, I believe you should revisit the brown field sites that have been excluded
now that new information has come forward and use them to contribute to the OAN
total instead of being used as windfall sites. In addition you should increase the
housing density proposed for the large brownfield sites
Alternatively look again at the New Garden Village proposal - Darley Dale town
council came up with a proposed alternative to the current site allocations – the
creation of a New Garden Village.
This would alleviate the pressure on precious greenfields sites and congested Tier1
towns that currently must bear the brunt of the majority of the development.
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A new garden village would also allow for sensitive development complete with
appropriate supporting infrastructure. This idea was strongly supported by residents
but dismissed with very little consideration.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group

644

Chapter 6 Page 82

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT
The Council’s evidence base, notably the Derbyshire Dales Local Plan Settlement
Hierarchy document (February 2016) and the Landscape Sensitivity Study (August
2015) provide robust justification for Policy S3 and Policy HC2(v), taking into account
the needs of the residential and business communities, explaining how Middleton
acts as an accessible settlement, which can accommodate growth of an appropriate
type and scale, thus establishing the suitability of the settlement for residential
development. The evidence base promotes the soundness of the Plan, in so far as it
being positively prepared and justified.
With regard to site HC2(v), the allocation of the site for the development of up to 45
new dwellings, which we recognise is a maximum figure, is supported. Residential
development here will make the most efficient use of the land and will further
contribute towards meeting an identified local housing need, as encouraged by the
NPPF. The layout will provide for an appropriate mix of dwellings in accordance with
emerging Policy HC11 and respond directly to the significance of the Conservation
Area, within which the site is located.
This representation recognises the Conservation Area as a relevant heritage asset
with the potential to be affected by the development of site HC2(v). The Conservation
Area was originally designated in 1980 and currently measures close to 71 hectares,
cutting through Middleton and extending southwards to include Rise End hamlet.
The Middleton-by-Wirksworth Conservation Area Character Appraisal (June 2009)
identifies ‘considerable potential for significant enhancement within Middleton-byWirksworth’ given that ‘there are relatively few modern buildings within the historic
core’. Furthermore, the threat to the long term viability of local services, the
demographic make-up of the village and the need for more affordable housing is
acknowledged within the appraisal. There are seven listed entries within the Area
albeit none are located within proximity of site HC2(v).
Central to heritage focussed planning policy, at all levels, is the need to have regard to
the desirability of preserving
setting when considering change. The NPPF defines setting as ‘the surroundings in
which a heritage asset is
experienced. Its extent is not fixed and may change as the asset and its surroundings
evolve. Elements of a setting
may make a positive or negative contribution to the significance of an asset, may
affect the ability to appreciate that
significance or may be neutral’.
At any scale, the influence of the wider setting of a heritage asset defines its
significance and must be understood
from both internal and external views and perceptions mindful of external factors.
This in turn influences the
significance of the sense of place as well as the character and appearance of the area.
In this instance the influence
of the site allocation on the Conservation Area is not so significant that the
development would demonstrably affect
the setting of this heritage asset.
Main Street rises through the Conservation Area, north-south. It meets the B5023,
which forms the northern
boundary of the Conservation Area, and is crossed by Porter Lane, the B5035, which is
the main road connecting
Matlock and Ashbourne. Of particular sensitivity are the intermittent views into the

Comments noted.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6298/634

Sean Ingle
Wheeldon
Brothers Ltd

Proposals
Map HC2(v)

Yes

Yes
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site from Main Street and, of
lesser sensitivity, from Porter Lane. The setting of the heritage asset and the key
elements will be apprised as part
of a planning application and will include detail of how the potential impact on
perceived views from both Main
Street and Porter Lane have been understood. The layout will be contextually
responsive and the dwellings will be
orientated in such a way to safeguard the intrinsic character and nature of the
Conservation Area. Any cumulative
impacts will be negated.
It is notable that the existing development site to south also lies within the
Conservation Area and has been
successfully developed in a way that limits any negative impact on the Conservation
Area. Indeed, the Council’s
Landscape Sensitivity Study acknowledges the site stating that: ‘there is an area of
land to the south-east of the
settlement adjacent to land which is currently being developed, which has low visual
prominence and is enclosed by
strong tree belts and the B5035’. This development has been well received having
sold very quickly, reflecting the
demand for new housing in the area and the ability of Wheeldon Brothers to deliver
high quality development at an
affordable level.
The site would not affect any key environmental designations. Furthermore, the
whole of the site lies within Flood
Zone 1 meaning it has the lowest risk of flooding. There are no known ecological, air,
noise or contamination issues
with the site. Surface water drainage would be dealt with by the way of Sustainable
Urban Drainage methods. The
site is defined as being in an area of medium landscape sensitivity whereas the
majority of the district is assessed
as being high.
The Council’s decision to allocate the land north of Porter Lane / east of Main Street
HC2(v) for housing
development is supported. The Council’s assessments have confirmed that the site
sits in a sustainable location and
is suitable for development, in line with the requirements of the NPPF and NPPG. We
are confident that any
concerns in regards to the sites location within the Conservation Area can be
adequately addressed in the detail of
any future scheme. There are no overriding constraints in terms of access, flood risk,
ecology, landscape or
pollution.
This representation supports the Derbyshire Dales Submission Draft Plan. For the
avoidance of doubt, the site is
available for development and deliverable within the Plan period therefore
contributing towards meeting an identified
local housing need. Ultimately, the Plan is considered to be sound and it is legally
compliant.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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3415/578

neil gibbs

hc2 housing
land allocation

Yes

No

REPRESENTATION
I strongly object to the proposal of building on HC2 (u) as it is 100% greenfield and it's
development is contrary to policies in the NPPF and also in the local plan itself. Below
are just some of the reasons this site is unviable and unsustainable.
Access and safety.
Accessing the site through either Gritstone Rd or Cavendish Rd firstly is a non starter,
the junction at Wolds Rd/Chesterfield rd will be unsafe and will not meet highways
regulations due to visibility and will also be unsafe for pedestrians especially at peak
times and when Highfields schools starts/finishes.
Access through Cavendish Rd again is a non starter, the bottle necks part way along
will bring traffic to stand offs which already happens constantly. There is no room at
these points to widen the road due to physical features already there. This will also
cause GREAT concerns over emergency services access which could and WILL cost
LIVES - are the developers and council prepared to be liable for this.
Both Access points will put extra traffic to an already extremely busy Chesterfield Rd
(A632) and create peak hour madness, delays and inevitably more accidents no
matter what the speed limit is .
Access through both sites will put local residents at a heightened safety risk from
traffic whether it is calmed or not as the proposal for approx 430 home will put a
minimum of 800 traffic movements a day ,and that is just stating the obvious, this will
likely be greater with most homes having two cars and using them for commuting
and social use especially at this elevated position where owning a vehicle will be
essential. All this through 1 or two access points….. this reliance on the car is contrary
to local plan policy PD7 - climate change and HC19 - accessibility and transport.
Just saying developers can “mitigate” against this isn’t good enough, the council will
be left to pick up the pieces when the developers have gone. Hard facts and figures
along with a GUARANTEE from developers and the council needs to be given to say
local resident WILL NOT be adversely effected.
Flood risk. Inclusion is contrary to Local plan policy PD8
Flooding on both sites is already and issue as the local run off combined with natural
springs cause damage and disruption to existing residents, gardens and properties
already get flooded along with subsidence to others. It is shown on the Environment
Agencies website that particularly on the Gritstone Rd portion of the site there is risk
of flooding from standing water, why hasn’t this been considered without just saying
developers can “mitigate” against it.
The natural water course for this area hits bedrock 2meters below the surface so the
runoff will have to go somewhere and I don’t believe connection to the already at
capacity drainage network is possible so where will it go….. to existing properties AND
roads causing further flooding and damage eventually ending up in Matlock town
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The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
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centre. Does this meet the challenge of flooding as stated in National Planning Policy
Framework – No!
Inappropriate location.
Why would you build 400+ housed/ large community at approx 250 meters above sea
level in an area that is regularly under snow in winter, exposed to violent and strong
winds which causes damage to existing properties (mine on Gritstone rd had severe
roof damage in 2014), heavy rain storms and continuous days of thick fog.
Who is going to grit and clear the roads this puts extra load on the councils capacity.
An aging community at this site is a problem in itself.
There is no local amenities within almost a mile of the area (Smedley street cannot be
considered as you can’t get basic products and any shops there closes after 5pm!) as
stated in the National Planning Policy Framework. Any facility/amenity that is needed
is at the closest in Matlock town centre which will have to be accessed via either bank
road or chesterfield road by powered vehicle for a majority of people especially an
ageing community.
Both of these roads especially Bank road is VERY steep and long, so steep its used
annually as a Cycling Hill climb course and this year is a course of the UK national
championship, not something most people will walk/cycle and certainly with shopping
or the elderly!! Again this is contrary to local plan policy HC19 - accessibility and
transport.
This doesn’t promote a healthy community as stated in National Planning Policy
Framework.
Sites have to be close to public transport, most of the proposed new development will
be a considerable walk to the closest public transport or is there proposal for extra
network to be added, again this should be set in place BEFORE any decision is made as
this wouldn’t promote sustainable transport as stated in the National Planning Policy
Framework.
Where are the extra 400 +homes worth of people (800+) going to work, go to school
and receive medical services all these are already a capacity? It will not create
business in the area, residents will be long distance commuters needing a car adding
to traffic, Shopping in chesterfield as its easier access, I say this from experience as
that’s what I do! Schooling is already at a limit likewise are the local GP surgeries
getting an appointment is already a near impossibility therefore pushing more people
to use A&E! This doesn’t comply with ensuring vitality of the town center or support a
rural economy as stated in the National Planning Policy Framework.
Again this is contrary to local plan policy HC19 - accessibility and transport.
Loss of Tranquility.
Building on these sites will lead to a loss of tranquility to existing residents and a
traditional high visual impact Derbyshire landscape close to the peak park will be lost
and is one of the last remaining green field sites bordering the Matlock settlement
boundary.
It will also reduce habitat for local wildlife including many birds on the RSPB red list,
also foxes and badgers will be pushed further into urban areas. This doesn’t conserve
the natural and historic environment or protect green field land as stated in the
National Planning Policy Framework and is contrary to local plan policy PD3 -
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biodiversity and the natural environment.
Existing residents will also lose privacy and light and will turn border town properties
into suburban town houses which will also devalue the area. When will the
development stop? when we meet Chesterfield!?
Devaluation, damage, and compensation.
Devaluation to existing properties is going to occur which will have a financial impact
for local residents trying to sell the properties.
Damage to existing residents properties from building and further flooding may occur.
Will the developers have a fund to provide compensation for existing residents to
claim from if latent damage or disruption happens years in the future?
Disruption to the environment
Adding approx 430 more houses will have a huge impact on the local environments.
Light pollution will transform a dark sky, edge of town location into suburban lit
night sky. Noise during any construction will have a huge effect on local residents
quality of life and after construction will turn edge of town tranquillity into suburban
estate style living of which locals chose not to live in.
Air pollution is going to be a major concern to all locals but some more than others,
add thousands of car movements a day will seriously affect the standard of life for
local residents with respiratory problems such as COPD or Asthma and could even
COST LIVES, are the developers and council prepared to accent liability for this!?

BUILD ON BROWNFIELD FIRST!
Due to the past local industry in Matlock area there are many deserted Brownfield
sites closer to the town centre that will easily absorb the supposed need housing for
the area, pass these and MAKE developers see that its these sites or NOTHING before
any Greenfield is even considered.
These would ensure the vitality of town centre, support a rural community, promote
sustainable transport, promote a healthy community, protect greenbelt land conserve
a natural and historic environment and meet the challenge of flooding as all stated in
the National Planning Policy Framework

Sustainability
Overall from the points listed above the sustainability that is mentioned in the
National Planning Policy Framework can’t be achieved, therefore the site HC2 (u)
should be removed from the Local plan proposal and NOT developed any further.
SUGGESTED CHANGE TO PLAN
Remove site HC2(U) Gritstone / Pinewood Rd from off the local plan. It's inclusion is
contrary to many of the local plans policies as well as NPPF policies.
It is an unviable and unsustainable site that by its inclusion renders the local plan
unsound, ineffective and unsustainable.
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No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1366/577

Rosemary
Clarke

HC2 - DS4

Yes

No

REPRESENTATION
The Plan is not sound because:
It is not positively prepared - The DS4 site has been included despite massive
opposition from residents, local councillors and the Local Plan advisory committee.
This site was increased by the developers with agreement by the council without
maps being shown before the final public consultation meeting in August when the
site was voted to be put back onto the draft local plan.
This site is not sustainable on several fronts - traffic impact, flooding risk being
increased which have been surveyed and evidence submitted to council, pressure on
local services such as health providers, education, parking, public transport.
DCC consultations have only raised no objections with the plan elements over the
whole plan area but how is this sound if it does not focus on specific impacts on
specific sites such as DS4? Localised impacts such as traffic congestion, pollution,
flooding and even longer waiting times for GP surgeries are what will affect the health
and wellbeing of residents in Matlock all of which will be adversely affected by the
proposed development of DS4. It is not justified because DS4 was originally assessed
as having 'no flood risk' which is untrue, evidence has been submitted in writing,
video and photographic showing flooding issues along Gritstone Road and although
this is acknowledged by DDDC they have not adjusted this assessment to reflect this.
The housing density is greater on the DS4 site compared to others such as Halldale
Quarry. So it seems that because these fields have been put forward and are in one
area that the Council are allowing the developers to squeeze as many as possible on
the site to meet the quota remaining for the plan, regardless of the impact on the
whole of Matlock. Other Brownfield sites which have been put forward have not been
included such as land at the Whitworth Institute. When this was raised as needing reconsideration and putting some of these sites in the main allocation at the council
meeting in August the response was that there wasn't time now.
The Plan is not effective as around 50% of the DDales local Plan area is in the Peak
District National Park which limits the area that dwellings can be built so hence almost
100% of the housing allocation needed must be squeezed into the DDales area
outside the National Park rather than this being taken into account and the quote
needed being reduced to reflect this.
The Plan is not consistent with national Policy, here are some examples of whys DS4
inclusion is contrary to the following policies PD2 - the DS4 site has historic earthworks which would be lost
PD3 - 100% Greenfield site will be destroyed along with habitat and species loss such
as that of Badgers, Pipistrelle Bats,birds such as Snipe, Reed Bunting, Dunnock to
name a few, all on the BTO list as birds of Conservation concern. These and many
other species use the site so the impact of local biodiversity will be disastrous and
irreversible.
PD5 - DS4 is contrary to this policy as the site is assessed as including areas having
medium to high landscape value which would not be protected or enhanced as the
PD5 states it should be.
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I support the technical statement that is being prepared and submitted separately by
the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3591/497

Karen Goulding

HC2

Yes

No

REPRESENTATION
I feel that the Derbyshire Dales Local plan is not:
•
Positively prepared
I wish to query why our site has been pushed through at any costs and query
why the site seems to have been “hand crafted” for developers, including increasing
its size by 10 hectares at the request of the interested developer. No map of the
revised boundary was released prior to the meeting to decide whether it should be
increased. How can decisions be made when people have not seen the proposed
changes?
It feels to residents that our site is keeping the plan together. How can the
Local plan be sound if the removal of just one site would mean it fails? The plan is
unsound because the inclusion of this site is not sustainable or viable.
The local plan does not include detail or reassurances about meeting future
infrastructure requirements. It mentions consultation with Derbyshire County Council
as the statutory highways and education authority who have raised no objections to
the district wide plan but this does not concentrate on the impact to specific areas, it
only seems to look at the impact as averaged out across the district as a whole.
But it is quite clear the Matlock has huge issues with lack of GP appointments, school
places and road networks that are pushed to the limits already. Simply pushing
through a plan without due regard to the specific, localised impact on individual
towns seems ridiculous.
•
Justified
FYI Derbyshire dales had three options when it came to deciding on housing
allocation (this is what they mean when they talk about “reasonable alternatives”)
they opted for 6,440 dwellings in total.
I wish to query the initial site assessments that were carried out. The
Gritstone / Pinewood site was assessed as green - no flood risk. This is untrue and the
issues with standing water etc are openly acknowledged by DCCC yet they never
adjusted the initial site assessment to reflect this. Therefore the initial assessment
and any decisions based on it are flawed. Para 101 of the NPPF states that a
sequential flooding test should be carried out before allocation of sites. Was this
done?
I wish to query the high housing density on our site compared to lower levels
on other sites including Halldale Quarry
I wish to query why other brown field sites that were put forward have not
been included at this stage. Instead they will be “windfall” (additional) sites that do
not contribute towards the required overall housing numbers and so do not reduce
pressure on greenfields. These include HC2(i) Land at Slinter Mining Ltd, Cromford
Hill, 28 dwellings / HC2(j) Land at Bridge Garage, Darley Bridge 13 dwellings / HC2(z)
Land at Matlock Transport, Northwood Road, Northwood 14 dwellings. Also the
Whitworth Institute have offered land that has not been included.
In Feb 2015 Darley Dale town council came up with a proposed alternative to
the current site allocations – the creation of a New Garden Village. This would
alleviate the pressure on precious greenfields sites and congested Tier1 towns that
currently must bear the brunt of the majority of the development. A new garden
village would also allow for sensitive development complete with appropriate
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supporting infrastructure. This idea was strongly supported by residents and Matlock
Town Council but dismissed with very little consideration.
•
Effective
We feel that the council has not effectively worked with its neighbours.
I wish to mention the Peak National Park effect here – ie that almost 100% of
the Derbyshire Dales housing allocation must be fitted into just 50% of the district due
to the restrictions on building in the Peak District National Park. This is unfair and the
district should be allowed to offer a reduced housing figure to reflect this situation.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group
SUGGESTED CHANGE TO PLAN
What changes are necessary to make the local plan sound?
- Remove the highly contentious Gritstone / Pinewood Road site from off the local
plan. Its inclusion is contrary to many NPPF policies and indeed policies within DDDC’s
own proposed local plan. The plan is unsound because inclusion of this site is
unsound, unsustainable and unviable.
- Revisit the brown field sites that have been excluded now that new information has
come forward and use them to contribute to the OAN total instead of being used as
windfall sites.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3096/520

Janet Knight

HC2(u)

Yes

No

REPRESENTATION
The plan is unsound, not positively prepaired, justified or effective. This is due to one
of the main sites HC2(u) Land off Pinewood Road/Gritstone Road being unsuitable,
undeliverable unjustified.
The site is wholey green field, subject to the most objections from residents and
Matlock Town Council and was indeed at a meeting of the Local Plan Advisory
Committee on 27 July 2015 the committee voted that the site was unsuitable and
should be removed from the plan. The vote was overturned at a full Council Meeting
when councillors who had never even seen the site or listened to all the evidence
voted to put the site back in solely to reach numbers and with no regard to suitability.
The unsuitability and therefore the site being undeliverable is backed up by the
planning history of this site. The refusal of planning permission at a joint enquiry held
on 22 October 1991 and more recently in 2012/13 smaller parts of the site withdrawn
from the local plan mainly on recommendation by the planning department. The
unsuitability and advers impact to the local environment and existing residents is just
as prevalent.
Adverse affect on the Area
The proposed allocation of some 420 dwellings would totally change this area of
Matlock. It would potentially double the number of dwellings turning the area akin to
city type density rather than a small rural town. The impact on the adjoining access
routes of Chesterfield Road, Wellington Street and Bank Road into Matlock centre
would be disastrous. There would be gridlock and road safety would be dangerously
compromised. These roads form the main route for pupils of Highfields School, St
Joseph’s Primary and Castle View Primary.
The council's Officers have admitted that due to the elevation of the site there would
be adverse impact on the settlement pattern of the area and existing dwellings.
The density of the proposed site is much higher than virtually any other site and
totally disproportionate to that on brownfield sites.
Access
One of the main reasons is access. Access to the site via an already over trafficked
Cavendish Road would lead to considerable congestion. There are already times
when the bus cannot get along due to parked cars and passengers have to walk. The
same applies at times to delivery vehicles and snow clearing. What would happen if
emergency vehicles should be required?
The traffic for Cavendish Playing fields at weekends already causes catastrophic
congestion problems. Potentially the proposed scale of development would generate
this volume of traffic daily.
There are also problems in an evening when it is changeover time for the all weather
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pitch which demonstrates how delicate the situation is with the existing traffic flow.
Equally Gritstone Road and Wolds Road are merely sufficient access to the existing
development.
The existing culs de sac some of which are quite narrow would become busy
thoroughfares totally altering the current environment and no doubt resulting
ultimately in accidents.

The increase in traffic that a potential additional 1000 cars would bring would
effectively be an accident waiting to happen. Congestion would be intolerable.
Additionally where would the traffic then go it is already extremely difficult to get
onto Chesterfield Road and Wellington Street during peak rush hour. Hundreds, if not
1000’s of extra traffic movements will create a backlog of traffic that stretches back
along all roads. There is already a serious question mark over developers being able to
achieve the required visibility at the Wolds Rd / Chesterfield Rd junction. Again this
would require existing home owners to sell land in front of their homes to allow
developers to create the “visibility splays” necessary to create a safe junction. With
the contour of Chesterfield Road it is doubtful that sufficient visibility for such
volumes of traffic could ever be achieved.
Additionally the beginning and central piece of Cavendish road is within the Matlock
Bank Conservation Area as are the frontages and all properties on the Southern side.
Local Plan Advisory Committee have already rejected at least one site proposed for
inclusion on the draft local plan citing difficulties with access as a reason for making
the site undeliverable.
Flooding
The site is shown on the Environment Agency Map as liable to surface flooding. The
site is littered with uncharted springs etc. Properties already suffer from this flooding
caused by run off. Any proposed development could only exacerbate the problem as
apart from disturbing the natural water courses the additional concrete and tarmac
would cause even greater run off.. Indeed some existing properties have already
been refused insurance due to potential flooding.
The additional water run off would also have an effect on Matlock itself as it would
surely find its way down the hill.
The water issue can be ratified by the number of times play is interrupted on the
Cavendish Park Playing fields due to them being water logged.
Loss of Green Field, Established Trees, Wildlife and Archaeological Features
Development of the site would result in the loss of green fields and established trees.
The area is also home to bats and many species of birds, some of which are
endangered. Also the habitat of many other wild animals such as badgers, foxes and
hedgehogs.
Additionally following the proposed inclusion of the site in the 2014 plan the
Derbyshire County Council stated that it should be withdrawn for various
archaeological reasons. One being that part of the site was included in the enclosures
act.
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Expansion of Matlock
The proposed site is outside Policy S3 – Settlement Development Boundary - Matlock
Development of these sites would set a dangerous precedent by expanding the
existing Town settlement boundary
It would result in the loss of the last greenfield buffer between Matlock and the
moors prior to Chesterfield. If this site were to be developed where would
development subsequently end.
Regarding the expansion of the Matlock boundary this was discussed by Rural Action
Derbyshire and their Community Consultation report dated 15 July 2011 included
inter alia:
Location
• Further housing on Matlock Moor & behind Cavendish Road is unacceptable, this is
an upland area and needs protection.
• Core strategy plan protects the countryside of the Wolds Farm fields from housing
development
• An increase in housing must be met by increasing density within existing townscape
• Denser housing inside Matlock
• Higher density housing
• Keep town envelope, develop/redevelop within it.
• Housing needs to be prioritised on brownfield sites.
Disruption during Development
Development would cause very significant and intolerable visual and noise related
disruption to existing resident for many years. The NPPF states that the planning
system should enhance the local environment by “preventing both new and existing
development from contributing to or being put at unacceptable risk from, or being
adversely affected by unacceptable levels of soil, air, water or noise pollution or land
instability” P26 NPPF
If the development stretches over the potential 15 or more years there is a very high
percentage of existing residents who will suffer great disruption from commencement
for the rest of their lives which is not a very pleasant thought.
Schools/Doctors etc
The local schools are already full as are the local doctors so how are the local
amenities supposed to cope with such a large influx in population, assuming the
properties are actually sold. I am not at all convinced of the need, particularly as
there is no evidence of work starting on any of the three local sites where outline
planning has been granted, and there has certainly been virtually no attempt to
develop many of the brownfield sites.
Surely we do not want a situation where developers merely cherry pick sites where
they consider there to be rich pickings and potentially large profits.
Access to Local Amenities
Claims in the site assessment that local amenities is a 10 - 20 minute walk is an
absolute joke. There are limited amenities on Smedley Street but if you take into
account the severe gradient the target time is very ambitious and certainly not
achievable by elderly people or those pushing a pram and the main amenities are in
Matlock which is certainly not achievable within the claimed time.
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Brownfield and Less desirable Sites
I am not at all convinced of the need, particularly as there is no evidence of work
starting on any of the three local sites where outline planning has been granted, and
there has certainly been virtually no attempt to develop many of the brownfield sites.
Also the assumed development density on the brownfield sites is very low and totally
disproportionate.
Matlock is being hit particularly hard in the proposed housing needs projection. I
really cannot see where all the people are going to materialise from. The protracted
development of Moorledge where indeed work stopped completely for a long period
seems to illustrate that there is not such a great demand. Other examples are the
Lumsdale Site which was allocated in the 2014 and had planning permission no
development has started and neither are developers queuing up to take on the Asker
Lane site.
Housing has been designated for Cawdor Quarry, again there appears no rush by
developers and no signs of any progress presumably due to there being no great
demand. It is imperative that this brownfield site has to be developed prior to
granting approval for any other large residential development in the Matlock Area.
I believe that one projected increase in housing demand is to cater for people wanting
to move to a nice place to live.. Surely we do not want to ruin the area for existing
residents to provide somewhere to attract people.
The fact that almost half of DDDC area lies within the Peak Park puts a
disproportionate burden on the rest of the area and it should be argued that the
housing development in the Derbyshire Dales area should be reduced to reflect this, I
am not convinced that sufficient effort has been made to argue this point.
It should surely be born in mind when determining the number of properties to be
built that the Matlocks are in an area of national heritage
SUGGESTED CHANGE TO PLAN
Remove the totally unsuitable and undeliverable site HC2(u) Land off Pinewood
Road/Gritstone Road Matlock
Some brownfield sites which have been rejected should be revisited, The density
should be looked at on Brown Field sites which could easily accomodate more
development. Too much emphasis on Matlock and some more consideration should
be given to Wirksworth as commented by Derbyshire County Council.
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No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6171/503

Mrs Margaret
Elsworth

PD8

Yes

No

REPRESENTATION
The Gritstone Road site has serious ﬂooding issues and is permanently waterlogged.
Several existing houses are built on rafts and other properties have suffered
subsidence due to sodden clay. DDDC initially assessed the site as at no risk of
flooding and have never altered that assessment. Residents strongly dispute this
statement. Gritstone Road, Bentley Close and Amberdene and other areas already
have problems with run-off water from the proposed site which is consistently boggy
and water logged even in Summer.
SUGGESTED CHANGE TO PLAN
I support this policy but the allocation of land off Gritstone Road would be contrary to
this policy. It is necessary to remove this site from the Local Plan.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6007/504

Matthew
Haywood

HC2 DS4

Yes

No

REPRESENTATION
The local plan does not include any detail or reassurances about meeting the future
infrastructure needs of the Gritstone Road/Pinewood Road development. It mentions
consultation with Derbyshire County Council have raised no actual concerns, but does
not concentrate on the impact specific to the area. The road network, for example, is
already at breaking point, with the main road to Chesterfield constantly busy, with
very few vehicles sticking to the poorly policed 30mph limit. Gritstone Road itself is
already very busy and cannot be passed by 2 cars at the same time due to the number
of parked cars on the road. With potentially over 1000 new vehicles needing access to
the site, I don’t see how a full, extensive study can have been carried out and
uncovered no issues. Similarly, at present there is no bus service to Gritstone Road
meaning car travel is essential for any residents looking to travel in to Matlock town
centre, or surrounding towns.
It appears that some of these issues have been glossed over as this site is holding the
entire plan together, which in itself makes the plan unsound if the exclusion of this
site means the whole plan will fail. It doesn’t seem correct that Gritstone Road and
the size of the development should be included in full when other brownfield sites
have been excluded or only included as “windfall” sites so do not reduce the pressure
on the greenfield sites. These include 28 dwellings at Slinter Mining, Cromford, 13
dwellings at Bridge Garage, Darley Bridge, 14 dwellings at Matlock Transport,
Northwood Lane and Whitworth Institute that hasn’t been included at all. The option
of a new garden village in Darley Dale also garnered strong support from residents
and Matlock Town Council, but was dismissed with very little consideration.
The Council have also not worked effectively with their neighbours, specifically the
Peak district National Park that occupies nearly 50% of our district but has severe
limitations on building which impact on Derbyshire Dales, this is wholly unfair and the
allocation of houses should be adjusted as such.
I also fully support the technical statement that is being prepared and submitted
separately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Gritstone Road/Pinewood Road should be removed from the plan altogether, as its
inclusion is contrary to several NPPF policies and policies within DDDC’s own local
plan. This site is unsound, unsustainable and unviable and its inclusion therefore
makes the entire plan unsound.
The plan still needs to add more clarity around the proposed affordable housing and
how it will guarantee to deliver the infrastructure needed to support the next 17
years of development in a sustainable fashion, including highways, healthcare, social
services and employment.
The plan should revisit and look to include the brown field “windfall” sites and also
the garden village in Darley Dale, both of which are potentially more sustainable and
would make the plan sound.
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The allocation of houses to DDDC should also be lowered to reflect the
disproportionate amount of land taken by the Peak National Park in our area.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6303/509

Andrew
Wagstaff

HC2, DS4

Yes

No

REPRESENTATION
I would like to know why this particular site is being railroaded onto the plan. After a
recent meeting where it was voted to remove this site, it soon became obvious to all
that it wouldn't be left to rest, and lo and behold it was reinstated at a meeting of the
full council, doesn't this make a mockery of the whole consultation idea. Also, I don't
think due regard has been paid to local facilities to cater for the number of people this
development would bring in. The road network is quite frankly inadequate, and was
deemed as such on a much earlier plan for the area. There is much more traffic now
and suddenly it is deemed acceptable. We will struggle for school places, and our
already overcrowded GP system will quite frankly implode. People are constantly told
not to use overcrowded A&E departments, but what else can we do if we can't get to
see a doctor. Will it take a fatality to show the council the error of its way?
I was under the impression that brown field sites were to be developed before
thinking about green field sites, so how come the council aren't making the most of
these areas first. Or indeed why has an idea of a garden village, which was put
forward by a councillor, not been investigated.
The Peak Park takes up a large part of Derbyshire, and as such I believe the number of
houses we are expected to build should be reflected in this. I believe that this should
at least be put to the government, to consider national parks in areas and come up
with a way to fairly deal with this.
If this area stays in the plan we would lose 100% of the greenfield site. This goes
against the Government's National Planning Policy Framework. This also goes against
policy PD5. The area is rich in wildlife, and building work here would destroy this.
This goes against policy PD3. The work would result in the loss of trees and
hedgerows which would be against policy PD6. I'm not sure how the council can
refuse me permission to cut down one tree in my garden, and then give permission
for numerous to be cut down only a few yards from my front door. The area is
constantly stood in water and seriously boggy during most of the year. A number of
properties flood frequently. To build on this site will increase the likelihood of
flooding and then it will be too late. Who will foot the bill for flood damage due to
this plan? This is against policy PD8. Also, why has the council assessed this site as at
no risk of flooding, even after evidence they have been shown to the contrary. Finally
we come to accessibility and transport. This site has next to no public transport so
any people moving into the area will have to have cars. The site is above the
snowline, and gritting in extreme weather is non existent. The site is virtually
inaccessible except by car, and you certainly couldn't do your shopping without one.
Your own plan states that we can expect a 43% increase in people aged 60 or over,
but the biggest change will come in the over 75's with an 88% increase. Residents of
any age are all but stuck without a car in good weather let alone snow. This means
development here is effectively encouraging increased use of the least sustainable
method of transport, the car, in direct contravention of NPPF policies. Not to mention
that bank road was described on television as being a brutal hill, during a bike race.
Maybe the councillors should try carrying their shopping up the hill, to this site, during
bad weather, and see if they can manage.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6278/512

Mrs Tania R
Lemmey

HC2(u)

Yes

No

REPRESENTATION
Based on proportionate evidence and considered against reasonable alternatives I
believe it is not justified to allow building on the scale, density and location intended
on site 24.16 "Land off Pinewood Road & Gritstone Road" as proposed in policy HC2
(u) and in paragraph 6.2.
I bought my first home in Matlock last year in an unpolluted, quiet, safe, historic, edge
of town location close to green fields, woodland, wildlife and calm outdoor space.
These were the most significant reasons for choosing where to live and I am so
dismayed that mine and my neighbour's wellbeing and the character and sense of
place of where we have chosen to make our lives is now threatened by an unsuitable
development proposal which is not in keeping with the area, its historic character and
significant landscape value and the social (health) benefits of the adjoining
countryside and the reasons why I live here.
Developing this site would contravene several items of the Government's National
Planning Policy Framework (along with several of DCCC's other policies) and
significantly affect my quality of life, specifically as listed below:
The NPPF states that the planning system should "Contribute to and enhance the
natural and local environment by: protecting and enhancing valued lanscapes..."
It can in no way be true that the proposed development at 24.16 would enhance the
natural and local environment - it would destroy 100% green field land, obliterate
habitat and diverse flora and fauna species in this area, degrade the visual landscape
completely from a green and abundant view composed of farmland, hedgerows,
mature trees and lightly managed woodland to a built up area largely bare of wildlife
and community health value. I take a walk most evenings in this area - I always see
bats and hear owls, which feed on the insects and small mammals respectively in the
margins between field, stone wall, hedgerow and woodland which this landscape
supports. On summer evenings I watch swallows swooping over the fields - these are
the exact fields which are proposed for development adjoining Pinewood Road &
Gritstone Road. My physical and mental wellbeing are significantly improved by this
landscape, as I am sure they will be for many residents, many of whom I see out
walking too. The fresh air and proximity to nature, walking opportunities, historical
landscape and peacefulness define this area, and building on such a large,
characterful, species-rich and beneficial piece of the land will spoil the sense of place
of this area/
Please see also policy PD1, PD2, PD3, PD5, PD6, HC14, which I have read in detail and
which this allocation of land contravenes in the specific ways stated above. It does not
protect the heritage assets (e.g. mature trees, traditional field boundaries, landscape
type, housing density) of this area, and thus contravenes Policy PD2 Protecting the
Historic Environment. The proposed development also conflicts with policy PD1
Design and Placemaking as it detracts from the local distinctiveness and existing
strong sense of place (as I have detailed above. The proposed development also
greatly contravenes policy PD3 Biodiversity and Natural Environment in that it does
not protect the biodiversity of the area - it being an area which supports a very varied
and interlinked set of habitat niches in a rich ecosystem as I have detailed above. The
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proposed development at Pinewood Road & Gritsone Road also clearly contravenes
Policy PD5 Landscape character in that it would destroy land which has been assessed
as including medium to high landscape value. The proposed development would
result in an unacceptable loss of field margins and trees and would not therefore
comply with policy PD6 Trees, Hedgerows and Woodlands. No satisfactory wildlife or
tree survey of the area has been made public and I would argue as above that trees
and other flora of this area are worthy of protection as a component of this landscape
and ecosystem they support, and the resultant benefits to the immediate and wider
community. Pollinators such as bees and butterflies, so heavily in decline in the UK,
are observed in the immediate area of the site proposed for development. My
background and training in environmental education allows me to make an informed
and concerned qualitative judgement about ecological issues, but such concerns
appear as yet to have been entirely disregarded in this site proposal. The plans for
development directly contravene Policy HC14 Open Space and Outdoor Recreation
Faciltiies in that they do not protect and maintain the extremely valuable open space
at and immediately adjacent to this site. The rights of way and permissive access ways
adjoining the site will be so degraded in their health and well-being value to locals as
a result of building on the site and total destruction of its green field qualities.
I am also hugely concerned about the traffic pollution, noise and congestion impact of
the 430 proposed dwellings once they are inhabited, given the already crowded
access road to Pinewood Road. When Cavendish Road becomes congested and at a
standstill, as it already does, there is obvious increased air pollution with traffic fumes
which is unhealthy for residents, hazards to pedestrians and cyclist who cannot be
seen well and no further emergency vehicle access: all of these things will drastically
increase with the further car journeys on Cavendish Road which development of this
site would cause. Knowing this, the Pinewood Road & Gritstone Road site is clearly
unsound for development on this separate basis.
SUGGESTED CHANGE TO PLAN
Please allocate other sites for development, if houses are genuinely required, instead
of the 24.16 site as detailed in policy HC2.
Ways to do this may be to increase housing density on brownfield sites, use
brownfield sites as a priority, give more weighting to landscape, environment, existing
residents' long term wellbeing and sense of place concerns in prioritising sites.
DDDC could also consider challenging the evidence base on which the housing needs
of this area and housing allocations of this area are calculated and distributed. It
would be wrong indeed if these houses were built on the basis of an unsound plan,
largely to fulfil clumsily applied national criteria, and/or to satisfy the greed of large
developers.
Another very viable suggestion is to consider further development in Chesterfield to
meet housing needs, through greater joined-up planning at county level rather than
allocation strictly to Derbyshire Dales District Council as if it were unconnected to the
wider county and Peak District National Park. The National Park effect, whereby the
district has to absorb much greater than realistic burden of housing due to limitations
on housing the Park cannot be ignored and should be challenged. The obvious
availability and accessibility of brownfield and similar sites in Chesterfield should be
considered as clear alternatives and the county not divided artificially as it currently is
for this purpose.
Think more creatively please: do not consign an important and cherished area to
permanent and unnecessary destruction, to satisfy administrative and political targets
and development company profits. This community cannot grow sustainably in the
direction proposed and it the opinions of the existing community should be respected
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by the politicians and administrators who serve it.
Thank you for reading.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3934/514

Carol Wilson

DS4

No

No

REPRESENTATION
This proposed development of land off Gritstone/Pinewood Roads is unacceptable on
many levels. There are no details or reassurances that it will meet the infrastructure
requirements needed for a development of this size. The local schools are already full
to capacity, and with only 2 Doctors surgeries, the impact of new patients will affect
all the people in Matlock.
The Gritstone/Pinewood site has been assessed as green without flood risk - this is
untrue and misleading. Standing water is a problem, particularly around the reservoir
and in the lower fields.
SUGGESTED CHANGE TO PLAN
The brown field sites should be revisited and used to contribute to the OAN total,
instead of being reserved as windfall sites.
Larger brown field sites could have increased housing density.
Consider the proposal of a new village, this would alleviate the pressure on our
precious green fields.
The inclusion of the Gritstone/Pinewood road site is contrary to many NPPF policies.
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The District Council has undertaken
extensive call for sites procedures and
within these no site of sufficient size
has been put forward that would
support the development of a new
garden village. Futhermore there was
no evidence that such a proposal
would have the relevant demand let
alone be a viable proposition for
commercial development to take
forward. Given the above points, it is
recommended that no changes are
made to the allocation of Land at
Gritstone Road.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3888/571

Ryan James
Crofts

Policy
HC2/DS4 Land
off Gritstone
Road
/Pinewood
Road, Matock

Yes

No

REPRESENTATION
I am a young person looking to my future and employment around my family in the
Derbyshire Dales area and I am concerned that this is becoming difficult. I do not
believe that bringing more housing into the already struggling Matlock area will help
the situation. Matlock is now full off charity shops, building societies, estate agents
and the occasional odd shop. What next ? The Derbyshire County Council and
Derbyshire Dales District Council two of the major employers in Matlock are now all
down sizing due to external pressures.
There is little or new employment coming to the area. Most of the industrial
employers are gone or going. Where are the new jobs in the area going to come
from. Why should I stay? The answer is not as I was advised tourism. I was advised
that new employment was going to come from tourisim, this is not stability as most of
this is seasonal and over a short period of time. I would also like to point out the site
being considered has and always has been a major flooding risk. This has always been
there and is well documented, and I would like to point out that many previous
applications for the same site have been rejected by the same Council and are now
being accepted by the same Council. How can this be so ? I have recently become a
car owner and have found accessing Gritstone Road to be increasingly difficult. This is
due to the number of vehicles, both domestic and commercial, along with school
children bypassing or using the Wold Road/ Gritstone Road entrance. The inclusion of
hundreds of additional vehicles and school children can only add to the problem and
at cost ? I support all nature conservation and believe that the removal of the fields
and hedgerows in the proposed greenfield sites will further endanger wildlife species
which is something I believe all parties should be interested in.
SUGGESTED CHANGE TO PLAN
I would hope that the highly contentious greenfield site of Gritstone Road and
Pinewood Road be removed.
There are a number of brown field sites which have been allocated as "windfall"
sites.These should be considered before greenfield sites and money should not be the
primary objective.
As a young person the thought of creating a new garden village is hugely exciting and I
would hope that this forward thinking policy would be a significant step forward for
not just Matlock but the county as a whole.
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Gritstone Road.

Chapter 6 Page 82

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6254/651

Vivienne Mary
Bird

HC2(u)

No

No

REPRESENTATION
HC2(u).
1.
As a resident of Moorfield I will be directly impacted upon by the
development of 430 residential properties in my area which will devalue my property
and deter any prospective buyers. I also have concerns with the amount of additional
traffic that will be using the old and narrow roads leading from Wellington Road and
Cavendish Road. Also as a resident of Matlock I have concerns about the proposed
amount of properties to be built on both areas and the impact on the town, the
environment and the character of the town. Using the guide lines and legislation laid
down in the National Planning Policy Framework dated March 2012 my objections are
based on the on the following grounds:
2.
Core Planning Principles para 17 point 5
“take account of the different roles and character of different areas, promoting the
vitality of our urban areas, protecting the green belts around them, recognising the
intrinsic character and beauty of the countryside and supporting thriving rural
communities within it”.
The site HC2(u) off Pinewood Road and Gritstone Road have diverse wildlife and
birdlife in abundance. This will be lost with the development of these sites. Matlock
is a unique jewel within Derbyshire and draws in visitors for its character, beauty,
walks and unspoilt surrounding areas.
3.
Core Planning Principles para 17 point 6
“support the transition to a low carbon future in a changing climate, taking full
account of flood risk and coastal change and encourage the reuse of existing
resources, including conversion of existing buildings and encourage the use of
renewable resources (for example, by the development of renewable energy”.
An additional 430 households will greatly increase the carbon footprint in the demand
for heating, water, street lighting etc.
The land above Matlock greatly reduces the amount of rain and snow melt running off
into the town below. The development of these sites and the subsequent reduction
in area able to soak up the rain fall and snow will impact upon the current drainage
system that channels water from the surrounding hills and springs down Bank Road
into the Derwent. The saturated state of the playing fields and fields within the two
proposed areas throughout this winter is proof that the water table was at its limit
above the town.
There are no existing resources in either area or a renewable energy source.
4.
Core Planning Principles para 17 point 7
“contribute to conserving and enhancing the natural environment and reducing
pollution”.
The extra vehicles, on average 2 per household, in the area will in no doubt damage
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the surrounding environment and air quality in the Matlock valley. Waste disposal
and collection will come at a cost to not only the tax payer but at a cost to the
environment and wildlife. The necessary increase in public transport will also impact
upon the level of pollution.
5.
Core Planning Principles para 17 point 8
“encourage the effective use of land by reusing land that has been previously
developed (brownfield land), provided that it is not of high environmental value”
Question 1
Although there is no appetite for companies to increase their costs and time to “clean
up” and prepare developed land for housing what alternatives on existing developed
land have been investigated and put forward?
6.
Promoting sustainable transport para 30
“Encouragement should be given to solutions which support reductions in
greenhouse gas emissions and reduce congestion”.
Current access into Cavendish Road from Wellington Road is poor and constantly
congested due to residents parking, council workers and the size of buses and
commercial vehicles. Access onto Wolds Rise from Cavendish Road is poor and
inaccessible for vehicles of 40ft. The capacity of roads leading through Wolds Rise is
limiting. There is an increase in traffic when the playing fields are in use.
7.
Promoting sustainable transport para 34
“Plans and decisions should ensure developments that generate significant
movement are located where the need to travel will be minimised and the use of
sustainable transport modes can be maximised”.
All residents in these areas will have to use road transport, private or public, to visit
the town centre or Chesterfield other areas. There are no other public transport
options; therefore there is no minimising of the need to travel or maximisation of
sustainable transport.
8.
Promoting Sustainable transport para 36
“All developments which generate significant amounts of movement should be
required to provide a Travel Plan”.
Question 2
What is the travel plan for the development of area HC2(u)? It must cover safe
layouts, accommodate the efficient delivery of goods and supplies, provide access to
high quality public transport facilities and consider the needs of people with
disabilities by all modes of transport.
9.
Promoting sustainable transport para 37
“Planning policy should aim for a balance of land uses within their area so that people
can be encouraged to minimise journey lengths for employment, shopping, leisure,
education and other activities”.
Matlock will not employ or be able to educate the additional 1000+ residents that will
come to live in these areas; therefore all residents will be travelling greater distances
to their place of work or school.
10.
Promoting sustainable transport para 38
“Where practical particularly within large scale developments, key facilities such as
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primary schools and local shops should be located within walking distance of most
properties".
Question 3
What facilities will the residents within these areas have? None of the above facilities
listed are within walking distance of either proposed area.
11.
Promoting sustainable transport para 40
“Local authorities should seek to improve the quality of parking in town centres”.
Question 4
What will be the plan for the additional circa 1000 vehicles needing to park within the
town centre? The current parking situation in Matlock does not have the capacity to
accommodate an additional 1000 vehicles.
12.

Promoting sustainable transport para 50 points 1-3

Question 5
What is the future demographic need for the Matlock area? Affordable housing will
result in the increase in demand for schools. Provision must be in place locally to
provide medical emergency services and routine covering all aspects of care for all
generations and needs. The current developments along the A6, St Elphin’s Park and
housing developments will already place a strain on existing facilities.
Both of the above will require facilities and manpower, resulting in more traffic and
development in the town.
SUGGESTED CHANGE TO PLAN
Investigation into the use of brown sites at Lumsdale could possibly make the plan
more compliant with national guidelines but as it stands none of the selected areas
make this plan either sound or compliant.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

5988/636

Ms. P Anderson

HC2/ DS4
Land off
Gritstone
Road/Pinewoo
d Road,
Matlock

No

No

REPRESENTATION
Why has this site been pushed through @ any cost! It appears that this site has been
"hand crafted" for specific developers, including the excessive size of 10 hectares that
was requested by developers. No map was provided prior to the meeting, in order for
people to review it & see the changes. How can decisions be made when people have
not been given the opportunity to see the proposed changes? It feels that HC 2/ DS4
is keeping the plan together. How can the local plan be sound, if removal of just this
site would mean that it fails? The plan is unsound because the inclusion of this site is
not sustainable or viable. No consideration has been taken into account of the lack
of infrastructure, e.g. roads, Education needs, lack of GP appointments, and the fact
that everything is pushed to its limits now without, additional facilities being provided
is crazy for the town as a whole. The council has not worked effectively with its
neighbours, the peak National park effect that almost 100% of DD housing allocation
must be fitted into 50% of the district due to the restrictions on building in the
National park . This is unfair. The allocation of this site as a whole is contrary to many
national policies
SUGGESTED CHANGE TO PLAN
A need to remove the highly contentious Gritstone/ Pinewood road site from the local
plan. It's inclusion is contrary to many NPPF policies & indeed policies within DDDC's
own proposed local plan. The plan is unsound because inclusion of this site is
unsound, unsustainable an unviable.
How will the plan guarantee to deliver the infrastructure needed to support the next
17 years of development in a sustainable fashion?
FYI Derbyshire Dales had several options in deciding housing allocation but, opted for
6,440 dwellings in total.
The Gritstone/Pinewood Road site was assessed as green - NO FLOOD risk which is
untrue, as there are issues relating to standing water that DCCC openly acknowledge
but, no adjustment of the initial assessment has taken place. As stated in Para 101 , of
the NPPF states that a sequential flooding test should be carried out before allocation
of sites. Was this done?
The high housing density on this site compared with the low levels on other sites
including, Halldale Quarry.
Why other brown field sites that were put forward have not been included at this
stage. They will be "windfall" & therefore, do not contribute to the overall housing
requirements & put additional pressure on greenfield sites because of there lack of
inclusion. There are a number of other sites e.g.. HC2(I) at Cromford Hill 28 dwellings
etc. That have not been included
The proposed alternative to create a New Garden village, by Darley Dale Council as an
alternative to the current site allocations would allies ate the pressure on greenfield
sites & the congested Tier 1 towns that currently must bear the brunt of the majority
of the development. This idea of the Garden village would take account of the
appropriate infrastructure & is well supported by local residents & Matlock Town
Council
671

Chapter 6 Page 82

APPENDIX 3
There are many additional reasons why this site HC2/DS4 is not able to be justified in
the local plan as follows: issues relating to PD2 - The Historic environment has been
compromised with this site as it has several grade ll listed buildings close by; plus a
historic aqueduct that carries gallons of water.
PD 3 Biodiversity & the natural environment - the inclusion of DS4, will be contrary to
this policy as it will destroy trees, Badger Serbs, Pipistrelle bat habitat, many bird
species, including Redwings will be ousted.
I ask the Inspector to demand that Central Government properly acknowledges the
limitations placed on districts that contain National Parks & sets out a comprehensive
way to deal with this.
The removal of the highly contentious Gritstone/Pinewood road site off the local plan,
it's inclusion is contrary to many NPPF policies & indeed polices within DDDC's own
proposed local plan. It needs to be replaced with the brown field sites that have been
excluded now that new information has come forward & use them to contribute to
the OAN total instead of Windfall sites.
" I also support the statement that is being prepared and submitted separately by the
Wolds Action Group

672

Chapter 6 Page 82

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT
-

See Officer Comments in Respect of
Rep No. 5664/2

No Change

REPRESENTATION
I feel that the Derbyshire Dales Local plan is not:
•
Positively prepared
I wish to query why our site has been pushed through at any costs and query
why the site seems to have been “hand crafted” for developers, including increasing
its size by 10 hectares at the request of the interested developer. No map of the
revised boundary was released prior to the meeting to decide whether it should be
increased. How can decisions be made when people have not seen the proposed
changes?
It feels to residents that our site is keeping the plan together. How can the
Local plan be sound if the removal of just one site would mean it fails? The plan is
unsound because the inclusion of this site is not sustainable or viable.
The local plan does not include detail or reassurances about meeting future
infrastructure requirements. It mentions consultation with Derbyshire County Council
as the statutory highways and education authority who have raised no objections to
the district wide plan but this does not concentrate on the impact to specific areas, it
only seems to look at the impact as averaged out across the district as a whole.
But it is quite clear the Matlock has huge issues with lack of GP appointments, school
places and road networks that are pushed to the limits already. Simply pushing
through a plan without due regard to the specific, localised impact on individual
towns seems ridiculous.

The District Council has undertaken
extensive call for sites exercise and
within these no site of sufficient size
has been put forward that would
support the development of a new
garden village. Furthermore there was
no evidence that such a proposal
would have the relevant demand let
alone be a viable proposition for
commercial development to take
forward.

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3591/524

Karen Goulding

HC2(u) & DS4

Yes

No

•
Justified
FYI Derbyshire dales had three options when it came to deciding on housing
allocation (this is what they mean when they talk about “reasonable alternatives”)
they opted for 6,440 dwellings in total.
I wish to query the initial site assessments that were carried out. The
Gritstone / Pinewood site was assessed as green - no flood risk. This is untrue and the
issues with standing water etc. are openly acknowledged by DCCC yet they never
adjusted the initial site assessment to reflect this. Therefore the initial assessment
and any decisions based on it are flawed. Para 101 of the NPPF states that a
sequential flooding test should be carried out before allocation of sites. Was this
done?
I wish to query the high housing density on our site compared to lower levels
on other sites including Halldale Quarry
I wish to query why other brown field sites that were put forward have not
been included at this stage. Instead they will be “windfall” (additional) sites that do
not contribute towards the required overall housing numbers and so do not reduce
pressure on greenfields. These include HC2(i) Land at Slinter Mining Ltd, Cromford
Hill, 28 dwellings / HC2(j) Land at Bridge Garage, Darley Bridge 13 dwellings / HC2(z)
Land at Matlock Transport, Northwood Road, Northwood 14 dwellings. Also the
Whitworth Institute have offered land that has not been included.
In Feb 2015 Darley Dale town council came up with a proposed alternative to
the current site allocations – the creation of a New Garden Village. This would
alleviate the pressure on precious greenfields sites and congested Tier1 towns that
currently must bear the brunt of the majority of the development. A new garden
village would also allow for sensitive development complete with appropriate
673

The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes- national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units- the
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at national and subsequently
at a local level.
Given the above points, it is
recommended that no changes are
made to the allocation of Land at
Gritstone Road, Matlock.
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supporting infrastructure. This idea was strongly supported by residents and Matlock
Town Council but dismissed with very little consideration.
•
Effective
We feel that the council has not effectively worked with its neighbours.
I wish to mention the Peak National Park effect here – i.e. that almost 100%
of the Derbyshire Dales housing allocation must be fitted into just 50% of the district
due to the restrictions on building in the Peak District National Park. This is unfair and
the district should be allowed to offer a reduced housing figure to reflect this
situation.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group
SUGGESTED CHANGE TO PLAN
What changes are necessary to make the local plan sound?
- Remove the highly contentious Gritstone / Pinewood Road site from off the local
plan. Its inclusion is contrary to many NPPF policies and indeed policies within DDDC’s
own proposed local plan. The plan is unsound because inclusion of this site is
unsound, unsustainable and unviable.
- Revisit the brown field sites that have been excluded now that new information has
come forward and use them to contribute to the OAN total instead of being used as
windfall sites.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

5664/646

Mari Carmen
Abrahams

6. HC2(u)
Pinewood
Road/
Gritstone
Road site

Yes

No

REPRESENTATION
I don't know whether the Local Plan is legally compliant because I am not a lawyer, I
can only guess it is, because if the council has prepared such a lengthy document it
would have made sure it is legal. This is a stupid question.
I consider parts of the Local Plan to be unsound because it has not being positively
prepared because:
a) The DD Council is bent on including this site despite all the many sound objections
to it from the locals, first increasing the size of the site without informing the public
and then reducing the amount of dwellings to fit in with the necessities of the
geology.
b) There is not explanation about how infrastructure demands are going to be met,
especially with regards about the local impact in increase traffic, and needs for school
places and doctor's surgeries.
This plan is not sustainable
c) It is the feeling of local residents that the keeping of this site is so crucial to the Plan
that without it the whole thing would collapse, therefore shifting the responsibility of
its success onto their shoulders.
I don't consider the Plan to be justified because:
a) Several brown field sites are available that are not included in the plan but
considered to be "windfall". When all these are put together they would probably
make up the numbers needed.
b) Why is the density of housing at this site so high compared to other sites?
c) The original assessment of this side didn't consider the flood risks. This is one of
the worse areas of Matlock for flooding. All the locals know this. The fact that the plan
says that mitigation is possible; the unpredictability of the consequences of such a
large development is not justifiable.
This Plan is not effective because:
a) It is extremely unfair that almost 100/% of the housing needs have to be met by
50% of the Derbyshire Dales area. The Council should have insisted that the Peak
District National Park takes a greater number of housing that it has done. The loss of
our distinct landscape is just as important.
The allocation of this site is not consistent with National Policy because:
a) The National Planning Policy Framework 2012 says: “In preparing Local Plans, local
planning authorities should therefore support a pattern of development which, where
reasonable to do so, facilitates the use of sustainable modes of transport.”p9 NPPF
This site couldn't be further from this. It is about one mile from the centre of Matlock
up a hill which is almost vertical. The fact that it is on the snow line and exposed to
strong winds make it even more difficult to walk, cycle and in during snow falls even
the cars have difficulty. It is almost impossible (except for the Olympians) to live up
here and not use the car. It is a site that "promotes" the use of the car if anything
else. Public Transport is infrequent and, in many cases, one has to use two buses (the
Arc Leisure Centre an example, anybody going to work outside Matlock another). Why
should anybody use public transport taking 45 minutes each way when they can do
the same in 10m in the car?
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SUGGESTED CHANGE TO PLAN
Remove the controversial Pinewood/ Gritstone site from the Local Plan because it is
unsustainable according to national Policy and indeed to many of the policies of the
Derbyshire Dales own Plan .
We need a guarantee of how the infrastructures needed are going to be delivered.
Reconsider all the new sites that have come forward and the “windfall” sites not
included in the plan, since, as new applications are being passed for single plots
weekly, these could become the “windfall”.
Increase the density of the brown field sites.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1504/644

Nicholas John
Newbury

HC2 - Housing
Land
Allocation,
DS4 Land Off
Gritstone
Road/Pinewoo
d Road,
Matlock

Yes

No

REPRESENTATION
I feel that the Derbyshire Dales Local plan is not:
•
Positively prepared
Why has this site has been pushed through at any costs and query why the
site seems to have been “hand crafted” for developers, including increasing its size by
10 hectares at the request of the interested developer. No map of the revised
boundary was released prior to the meeting to decide whether it should be increased.
How can decisions be made when people have not seen the proposed changes?
It feels to residents that our site is keeping the plan together. How can the
Local plan be sound if the removal of just one site would mean it fails? The plan is
unsound because the inclusion of this site is not sustainable or viable.
The local plan does not include detail or reassurances about meeting future
infrastructure requirements. It mentions consultation with Derbyshire County Council
as the statutory highways and education authority who have raised no objections to
the district wide plan but this does not concentrate on the impact to specific areas, it
only seems to look at the impact as averaged out across the district as a whole.
But it is quite clear the Matlock has huge issues with lack of GP appointments, school
places and road networks that are pushed to the limits already. Simply pushing
through a plan without due regard to the specific, localised impact on individual
towns seems ridiculous.
The plan is unsound because inclusion of this site is unsound, unsustainable and
unviable.
- Clarify how the plan will guarantee to deliver the infrastructure needed to support
the next 17 years of development in a sustainable fashion.
I feel that the Derbyshire Dales Local plan is not:
•
Justified
FYI Derbyshire dales had three options when it came to deciding on housing
allocation (this is what they mean when they talk about “reasonable alternatives”)
they opted for 6,440 dwellings in total.
Initial site assessments that were carried out were questionable. The
Gritstone / Pinewood site was assessed as green - no flood risk. This is untrue and the
issues with standing water etc are openly acknowledged by DDDC yet they never
adjusted the initial site assessment to reflect this. Therefore the initial assessment
and any decisions based on it are flawed. Para 101 of the NPPF states that a
sequential flooding test should be carried out before allocation of sites. Was this
done?
We would query the high housing density on our site compared to lower
levels on other sites including Halldale Quarry
We would query why other brown field sites that were put forward have not
been included at this stage. Instead they will be “windfall” (additional) sites that do
not contribute towards the required overall housing numbers and so do not reduce
pressure on greenfields. These include HC2(i) Land at Slinter Mining Ltd, Cromford
Hill, 28 dwellings / HC2(j) Land at Bridge Garage, Darley Bridge 13 dwellings / HC2(z)
Land at Matlock Transport, Northwood Road, Northwood 14 dwellings. Also the
Whitworth Institute have offered land that has not been included.
In Feb 2015 Darley Dale town council came up with a proposed alternative to
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the current site allocations – the creation of a New Garden Village. This would
alleviate the pressure on precious greenfields sites and congested Tier1 towns that
currently must bear the brunt of the majority of the development. A new garden
village would also allow for sensitive development complete with appropriate
supporting infrastructure. This idea was strongly supported by residents and Matlock
Town Council but dismissed with very little consideration.
I feel that the Derbyshire Dales Local plan is not:
•
Effective
We feel that the council has not effectively worked with its neighbours.
Mention the Peak National Park effect here – ie that almost 100% of the
Derbyshire Dales housing allocation must be fitted into just 50% of the district due to
the restrictions on building in the Peak District National Park. This is unfair and the
district should be allowed to offer a reduced housing figure to reflect this situation.
I feel that the Derbyshire Dales Local plan is not:
•
Consistent with national policy
Allocation of our site, and therefore the plan as a whole, is contrary to many
national policie
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group
SUGGESTED CHANGE TO PLAN
What changes are necessary to make the local plan sound?
- Remove the highly contentious Gritstone / Pinewood Road site from off the local
plan. Its inclusion is contrary to many NPPF policies and indeed policies with DDDC’s
own proposed local plan.
- Replace it with the brown field sites that have been excluded now that new
information has come forward and use them to contribute to the OAN total instead of
being used as windfall sites.
Increase the housing density proposed for the large brownfield sites
Look again at the New Garden Village proposal - Darley Dale town council
came up with a proposed alternative to the current site allocations – the creation of a
New Garden Village.
This would alleviate the pressure on precious greenfields sites and congested Tier1
towns that currently must bear the brunt of the majority of the development. A new
garden village would also allow for sensitive development complete with appropriate
supporting infrastructure. This idea was strongly supported by residents but dismissed
with very little consideration.
-We ask that the Inspector demands that central government properly acknowledges
the limitations placed on districts that contain National Parks and sets out a
comprehensive way to deal with this unfair anomaly.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

343/643

Christine Martin

HC2 - Housing
Land
Allocation

No

No

REPRESENTATION
Policy HC2 - Housing Land Allocation regarding Policy DS4 - Land off Gritstone
Road/Pinewood Road.
The Derbyshire Dales Local Plan is not legally compliant as it has been rushed through
and despite consulting with local people we have not been listened to and treated
very shoddily. When the Advisory Committee's decision to remove Gritstone
Road/Pinewood Road was overturned at a full Council meeting by the Councillors on
the basis that (Councillor Angus Jenkins) "Brailsford is having to build a load of houses
so Matlock should take it's fair share" and (Councillor Anthony Millward) "we have
spent over a year discussing this and I'm fed up with all the e-mails" to second the
decision. Everyone at the final meeting felt that the Conservative members had been
leaned on at the prior meeting held behind closed doors. The Council has been given
lots of smaller sites for development but have turned them down as William Davis
have already earmarked Gritstone Road/Pinewood Road as a done deal months ago.
Why have we been threatened with land grabs if we don't put this site on the Local
Plan? Surely Councillors have the right to turn down unsuitable planning applications.
For these reasons the Local Plan has not been positively prepared, it isn't sound as it is
very unfair and they certainly haven't been compliant with the duty to co-operate.
Local people have the right to be involved in how their town is developed to ensure
the community is protected from unscrupulous developments. We do not expect to
be told at consultation meetings that the Council doesn't have to invite us, or that
they could hold the meetings in Ashbourne. I'm very dissatisfied with the whole
process and as most people don't normally get involved with local politics, feelings
have run very high as we've been very curtly dismissed as being nuisances. We have
sat through hours of meetings and written lots of valid objections but DDDC aren't
listening. If all the towns and villages built a small number of affordable houses then
Matlock wouldn't have to shoulder the biggest share.
I’m objecting to the proposed plan to build over 450 homes on the green fields behind
Gritstone Road and Pinewood Road. This site is unsuitable for new homes for the
following reasons:This site is outside the defined settlement development boundary and 450 + houses is
not a small extension to the existing boundary. It is also the third highest density of
proposed houses on the current plans for Derbyshire Dales District Council. This
surely isn’t fair on the existing residents currently living on small residential streets
that are on the very edge of the existing boundary. Can I presume that this is phase 1
of a much larger development in the remaining fields not earmarked for
development?
There are no facilities that serve the current homes on Gritstone Road and Cavendish
Road, the nearest “shops” are on Smedley Street. In winter residents quite often walk
down into Matlock to get the basics and walk back again when the roads are
treacherous.
The access to several hundred homes behind Gritstone Road, and the large amount of
traffic this will bring, will make daily life very difficult for existing residents and also
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people travelling to and from Matlock for work each day. These are small streets that
have cars parked on both sides of the road, thus narrowing access for emergency
vehicles and creating chaos getting on and off the already busy Chesterfield Road.
Gritstone Road/Bentley Close has a mixture of young families and elderly residents.
An increase in traffic will endanger life and increase the risk for pupils at Highfield
School, St Joseph's School , Nagle Nursery and Castle View Primary School on
Chesterfield Road. This should be considered as part of the National Planning Policy
Framework. This will be a high risk area for accidents to pedestrians and motorists.
There is also no access from the Gritstone Road site through to the proposed sites at
the moment. Does this mean some properties will be demolished to make way for a
road through to Chesterfield Road, or will the access be through what is currently a
small gate at the bottom of Bentley Close? This will create hundreds of extra
vehicular movements each day and also reducing the air quality with pollution from
cars.
Access on and off Cavendish Road isn’t easy for the properties already using the road.
The parked cars on Wellington Street together with the large number of cars parked
all the way round the Cavendish housing estate make access very difficult and will
result in a number of accidents to cars and pedestrians and also difficulty for the
Emergency Services. Again, this contradicts the current National Planning Policy
Framework.
There is a risk of flooding to properties, even though Gritstone Road is at the top of a
very large hill it isn't built on solid rock. The land has been surveyed and sits on
sandstone cemented by quartz overgrowths interspersed with layers of basalt.
Intergranular clays develop which retains water which is unable to drain away. The
land also has a wealth of underground springs, which will make it difficult for houses
to be effectively built as existing properties also suffer from an excess of water under
their foundations. The land should be removed from the local plan and be assessed
as Red – serious risk of flooding from standing and run off water. Does the Council or
the Developers wish to be subjected to lengthy litigation from existing householder
and tax payers as they allowed a development to go ahead knowing of the risks? Why
has the Gritstone Road/Pinewood Road site been deemed to have no flood risk? This
is clearly untrue and residents have provided the evidence at each planning stage
over the last 30 years and each time the evidence has been upheld. Why has this
changed? Again, residents are not being listened to. The Local Plan has been rushed
through with no thought to quality of life for existing residents.
Matlock and Matlock Bank in particular were developed as a Spa Town where people
came to take the waters and water treatments. A number of Hydros were built
including Smedley's Hydro and Malvern House on Smedley Street, one on Rutland
Street in the former Tax Office, Chatsworth Hall had a hydro along with Lilybank both on Chesterfield Road, Rockside and Claremont on Cavendish Road, Bridge Hall
(now the Town Hall) on Bank Road along and Wyvern House (became Ernest Baileys
School) with a number of private homes who also offered treatments. The reason
these were so successful is that Matlock has a large amount of underwater springs on
the hillside. Even during the worst drought the lawn on my garden doesn't dry out
and frogs are found all year round despite there being no ponds in the immediate
vicinity.
Developers may claim to be able to “mitigate” drainage, but the drainage that was
required at the Morledge development at Darley Dale (approx. 200 new homes)
required huge drains that run under the A6 and expel water into a pond at the other
side. This is for a development half the size of the Gritstone Road/Pinewood Road
site. Where on earth are they proposing these drains to be installed and where will all
the run off water go? Surely it will cost the developers a huge amount, not to say the
disruption to three rows of houses from Gritstone Road through to Chesterfield Road.
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Has any thought been put into the increase in sewage and drains for run off water?
The drains from the 1930's houses on Gritstone Road run underneath the gardens of
the 1960's houses and then under the 1930's houses on Chesterfield Road to the main
sewer. Presumably a lot of disruption for the existing residents.
There is a brook that runs nearby and Matlock Golf Course had to put additional
drainage in as the water runs down from the area above them. When there is heavy
rain, a small river of water gushes down from the fields at the side of the houses on
Amberdene creating a huge puddle on Wellington Street. Cavendish Road playing
fields had extra drainage put in and they have had to cancel football matches this
winter due to flooding as the land is saturated with rain with nowhere to run off. I
hope the developers take note of residents concerns as all the signs are there
regarding flooding. Some Gritstone Road/Bentley Close residents have their houses
built on rafts, extra deep foundations and pumps under the house to deal with the
underground springs.
Why are green fields being earmarked for building on? Once they have been built on
they are gone forever affecting the flora and fauna that is so diverse. This is contrary
to the Government’s National Planning Policy Framework which states that the
planning system should: “Contribute to and enhance the natural and local
environment by:
•
protecting and enhancing valued landscapes, geological conservation
interests and soils
•
recognising the wider benefits of ecosystem services
•
The fields currently support
Pipistrelle bats – hunting ground and roosts in local trees
Badgers
Foxes
Many birds including, particularly of note Reed Bunting, Bull Finch, Meadow Pipit,
Dunnock, Housemartin, Kestrel, Swift, Black headed gull, Snipe and Mallard have been
spotted in the site – all of which are on the British Trust for Ornithology “birds of
conservation concerns edition 4” “Birds of Conservation Concern – Amber List for
Species in Decline”
Fieldfare, Merlin, Woodwarbler, Cuckoo, Starling, Song thrush, Missle thrush, House
Sparrow, Linnet, Yellowhammer and Redwing have been spotted in the site – all of
which are on the British Trust for Ornithology “birds of conservation concerns edition
4” “Birds of Conservation Concern – Red List for Species in Severe Decline” Siskin,
Redpoll, Brambling, Blue Tit, Coal Tit, Great Tit, Long Tailed Tit and most common UK
finches all year on the site and in surrounding garderns Raven, Buzzard, Kestrel,
Sparrow Hawk, Hobby, Tawny owl and other hunderines (swift, swallow, house and
sand martin)
Many UK bee species.
Loss of such habitat is contrary to the Government’s National Planning Policy
Framework which states that the planning system should:
“Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils;
– recognising the wider benefits of ecosystem services;
– minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
It seems ironic that the EU is being blamed for some of the flooding this winter in
other parts of the country as the Environment Agency haven't been allowed to dredge
rivers and yet Matlock is prepared to let Cawdor Quarry and other brownfield sites
stand empty and undeveloped. Again the NPPF states that the planning system
should “encourage the effective use of land by reusing land that has been previously
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developed (brownfield land), provided that it is not of high environmental value” p6
NPPF
The Gritstone Road proposal is an extension to the very edge of the current
Settlement Framework Boundary. This will set a precedent for future expansion and
development into further green field sites. The Gritstone Road and Pinewood Road
development proposals will be virtually in existing household’s back gardens. There
would be no way to avoid loss of privacy, loss of light and loss of visual amenity for all
concerned.
The Dales population is forecast to be an ageing one, therefore putting housing at one
of the highest points above the town centre is not sensible or feasible for that target
audience. DDDC ‘Your Local Plan, Nov 2015’ clearly states: “A 43% increase in people
aged 60 or more, but the biggest change will come in the 75+ age group, where an
88% increase is forecast”. Residents of any age without cars will be effectively stuck
as public transport is not frequent and Gritstone Road in particular is virtually
inaccessible during bad weather as the site is above the snow line, not to mention
that the severe gradient of the hill from the town centre to the new development is
simply insurmountable for older people.
Light pollution that will affect current households. Any development could
significantly extend light pollution on the north edge of Matlock. “Planning policies
and decisions should limit the impact of light pollution from artificial light on local
amenity, intrinsically dark landscapes and nature conservation” P29 NPPF.
Noise pollution that will affect current households – Development would cause
significant visual and noise related disruption to existing resident for many years. The
NPPF states that the planning system should enhance the local environment by
“preventing both new and existing development from contributing to or being put at
unacceptable risk from, or being adversely affected by unacceptable levels of soil, air,
water or noise pollution or land instability” P26 NPPF
Matlock isn't currently large enough to absorb the increase to its population in terms
of jobs, schools, health care, parking, leisure. Although Secondary school numbers
have been falling over the years this isn't the case with Primary schools. The elderly
population is increasing and building at the top of Matlock will mean bad weather
hampering everyday life as public transport is very limited.
Matlock will be ruined when it loses its green fields and the existing residents face
years of disruption to their current quality of life and damage to their properties with
flooding and subsidence. When insurers start avoiding paying out to put right the
damage will the Council have additional funds available for the Civil action that will
follow and will potential developers be aware of the additional costs required to build
on two very difficult sites?
Finally, you ask existing ordinary taxpayers to come up with alternative sites. Why is
Halldale Quarry not being put forward for development? This site doesn’t need
cleaning up like Cawdor Quarry. Surely Halldale Quarry and Cawdor Quarry would be
more suitable sites for development and the corridor between Matlock and Darley
Dale has more public transport links than the Gritstone Road and Pinewood Road site.
I fully support the technical statement that is being prepared and submitted
separately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
The Local Plan is not justified and I would suggest the Gritstone Road/Pinewood Road
site is removed from the Local Plan. Planning permission has not yet been granted
and yet William Davis has plans to provide an exhibition of their plans for this site to

682

Chapter 6 Page 82

APPENDIX 3
build 450+ houses and a country park (ironic when they are building all over a green
site). Cawdor and Halldale quarry sites do have planning permission and yet there are
no exhibitions planned or talk of how many houses will be built on these sites - why is
that? Why are Cawdor and Halldale quarry sites being classed as "windfall sites" so
that they do not contribute towards the overall housing numbers and don't reduce
the pressure on greenfield sites? Is it because these sites are brownfield and will
need cleaning up before development? I would suggest the brownfield sites and
some of the smaller sites are revisited in order to build houses more suited to an
ageing population nearer the town centre and more accessible to (restricted) public
transport. These sites include land at HC2(i) Slinter Mining Ltd, Cromford Hill - 28
houses, HC2(j) land at Bridge Garage, Darley Bridge 13 houses, HC2(z) land at Matlock
Transport, Northwood Road 14 houses and the Whitworth Institute has offered land
that has not been included. There has been no discussion of the houses being
planned at Matlock Golf Club as to the number and what impact this development
will have on the traffic on Chesterfield Road.
Why has this site been pushed through and increased by 10 hectares to suit the
developers who will create a country park in the middle of the site? Could it be due
to the fact that an aqueduct runs through this site carrying hundreds of gallons of
water from Ladybower Dams to Leicester and, therefore, would not be suitable to
excavate for foundations? Without this site, to quote Councillor Lewis Rose, "it would
be like an exocet missile exploding in the side of the Local Plan" and when it was
voted off the Local Plan "the good ship DDDC is sinking". Why do residents feel that
this site is holding up the whole Local Plan? Of all the proposed sites it has to be the
worst for flooding, access, traffic congestion, destruction of flora and fauna.
A new "garden village" would be a more viable option with a planned infrastructure
to include schools, medical facilities etc. The schools and medical centres in Matlock
are full to capacity and I cannot see how you would increase these facilities.
The Local Plan is not effective as the Council has allowed Peak Park to restrict building
which has resulted in 100% of the Derbyshire Dales housing to be allocated to just
50% of the district. How is this fair and why haven't the numbers been adjusted
accordingly?
I would ask the Inspector to demand that central government properly acknowledges
the limitations placed on districts that contain National Parks and set out a fair way of
dealing with this unfairness.
The whole process has been dragged out and allegedly placed in the hands of local
people to find suitable sites. This is not our job, it is what Derbyshire Dales District
Council should have been doing over the last 2 years. Whilst we have taken part in
consultations, residents feel as though we have been made to jump through hoops by
writing in each and every time the sites have been renamed on the Local Plan and
that at the final hurdle, filling in an online survey that has been designed to make
most people give up. Why should we have to fill in a separate survey for each Policy?
This has taken an hour of my time and I could go on and on for hours. Why should I
have to tick the boxes for each policy? I'm not a planning officer and don't feel that I
should cover every policy. I see online Survey Monkey questionnaires at work on a
regular basis and they only confirm that they are designed to use smoke and mirrors
to ensure the average person isn't confident in putting their view forward as the
questions aren't straightforward and aren't what we would like to respond to.
I would insist that the Inspector looks into the history of previous planning
applications over the last 30 years and the very sound reasons why they were turned
down. The County Council hasn't formally been approached regarding traffic and
road safety and this site is being forced in under the radar and through the back door.
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It isn't good enough from people elected to serve the local community.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

404/642

Paul Hibbitt

HC2u

No

No

REPRESENTATION
I don't see that they are listening to what the residents are saying about this piece of
land. It is known to be very wet and constantly flooding, this has been showed on
several times. Also they are looking to build on a green field site when there are
actually brown field sites that can be used.
SUGGESTED CHANGE TO PLAN
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6244/439

Mr Michael
Kirkman

HC2, DS4

Yes

No

REPRESENTATION
Site HC2(u) Pinewood Road, Gritstone Road is unsustainable for the reasons given
below:
1. Flooding from run off water Installing SUDS will not be enough to prevent this
because the volume of water when all the roads and driveways are discharging into
the drains will be much too great for the defences and they will be overwhelmed. This
land is the wettest in Matlock. I should know because when I was young we used to
play all around these fields, I also support the statement written by W.A.G Years ago
all of the water for the Matlock water board was extracyed from the hills at the back
of this site.
Also traffic is a massive problem that would have to be addressed if this site goes
ahead.
SUGGESTED CHANGE TO PLAN
Remove site HC2U from the Local PLan, re-distribute the housing so that Matlock is
not overwhelmed by traffic. Chesterfield road has around 1,000 cars per hour at Peak
times. We should develop sites that are not a high flood risk.

The District Council has undertaken
extensive call for sites exercise and
within these no site of sufficient size
has been put forward that would
support the development of a new
garden village. Futhermore there was
no evidence that such a proposal
would have the relevant demand let
alone be a viable proposition for
commercial development to take
forward.
The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
retricting development in locations
such as National Parks taking account
of their statutory purposes- national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
preiod has been agreed with the Peak
District National Park at 400 units- the
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at national and subsequently
at a local level.
Given the above points, it is
recommended that no changes are
made to the allocation of Land at
Gritstone Road, Matlock.
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6259/515

Mr Eric Vallance

HC2 DS4

Yes

No

REPRESENTATION
There are NO direct access to the site which are safe and plausable.The proposed
develpment site is unviable due to it being prone to flooding as this is due to the
geological nature of the land. Under paragragh 101 of the NPPF it states that flood
testing should be carried out so how was this passed in light of the issues of the
mentioned land? It has been well documented regarding flood damage within this
area.
Matlock already suffers huge issues with schooling,local GPs,road
network,employment etc, this plan does nothing to eliviate these issues but
compounds them even further by placing extra burdens and pressures on them.
P29 NPPF states that policies should "limit the impact of light pollution." This plan
does NOT comply with this policy. P26 NPPF states that "the planning system should
enhance local environment by preventing unacceptable levels of soil,air ,water or
noice pollution". These measures are simply unavoidable by the DDLP. This proposed
development would cause a huge impacton on the health and quality of life of local
residents as well as both visual and noise related disruption.
P26/27 NPPF states the planning system should "contribute to and enhance the
natural and local enviroment" yet this proposed site will have a massive detrimental
effect on local wildlife and geological conservation,not only on the current bee
population, already under threat,but on bats, protected species, badgers, foxes and
countless species of birds such as kestrels, sparrow hawks tawny owls and merlins, all
of which are, according to the RSPB "birds for conservation concern"
P6 NPPF states planning should "encourage the effective use of land by reusing land
that has previously been developed,known as brownfield land,there are many sites
that have been"overlooked" that can be used around the Derbyshire Dales, sites that
should be used first and formost.
I also, most heartedly, support the technical statement that is being prepared and
submitted seperately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3123/325

Mr William
Rouse

HC2(u), DS 4

Yes

No

REPRESENTATION
I wish to object to the building of 430 houses on land off Pinewood Road and
Gritstone Road. This site is unsuitable and unsustainable for several reasons:1. The last time planning was sought, these sites were rejected as unsuitable and
classed as category 4. Why are they now suddenly suitable?
2. The land is full of natural springs and when it rains it causes flooding to the
properties already built. The Cavendish Playing fields have had land drains installed,
but they still become water logged and it has also caused flooding on Quarry Bank.
3. The amount of houses will increase traffic by approx. 1000 vehicles. Cavendish
Rd., is not suitable for this, the majority do not have garages, so park on the road
causing congestion. On Saturday when there is football traffic it can take 15 mins to
travel half a mile to Wellington Street. All the traffic needs to emerge onto either a
busy Chesterfield Road or Wellington Street, already a nightmare with parked cars.
4. They say the population of over 75 years old is to increase, so why put them on the
top of a hill above the snow-line. In winter we cannot get out cars out for a week
because the road are not cleared by the Council. Al the services are down in Matlock.
Not an easy walk if you are fit! The hourly but service doe not run on Sundays or Bank
hols, and is very limited Monday to Friday.
5. Where are all the services for this increase in population? The schools are already
full, and you have to wait at least 2 weeks for a doctors appointment.
6. Most of the Derbyshire Dales is in the Peak Park, which has very limited building.
You are trying to cram 100% houses into 50% land. Why not apply to the Government
for a special dispensation to have the number of houses reduced? The South Downs
had their number of houses decreased.
Planning is supposed to be designed to protect the environment and bio-diversity.
This site ignores both these. This area of natural beauty will be destroyed for future
generations to enjoy.
The e mail sent on behalf of William Davis says they will create a "Country park" to be
enjoyed by the people of Matlock. Who is going to maintain it? The DDDC can only
mow the grass in the cemeteries every 3 weeks, because they are over worked and
under staffed. How are the people of Matlock going to get to the Country Park? The
answer would be cars, causing more pollution and congestion because there is
nowhere to park.
7. This is a Greenfield site and there are Brownfield sites which are being ignored,
such as Matlock Transport, Waters Garage at Darley Bridge and Slinter Mining. The
allocation at Hall Dale Quarry could be increased.
The Pinewood/Gritstone site was included in the plan regardless of the fact that the
planning committee, who had listened to all the arguments for and against, voted to
have it removed. It was reinstated by a vote of people who had not heard the
arguments, and never visited the site, and half of whom live in the Peak Park and not
know the site.
I implore you to remove this site from the Local Plan because it is unsound and
unsuitable.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
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HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

404/345

Mr Paul Hibbitt

HC2(u)

Yes

No

REPRESENTATION
I am writing to you reference the plans set out to build 500 houses on the fields
behind Pinewood road, Moorfield and Gritstone road, on the plan called HC2V.
Some points firstly are:
•
How come this piece of land has been put forward in the past and been
rejected due to poor drainage, highway restrictions, also wildlife and conservation
issues?
•
What has changed since last time as the above points are still there today?
•
If anything, the amount of vehicles up here now has got considerably busier
since the last check was carried out.
I have lived here now on Moorfield for the past 14 years with my wife and 2 children.
We chose to live here because we thought it was a safe and quiet area to bring our
children up, and were prepared to pay the higher house price for the privilege of
living in such a beautiful area away from the town.
While we have been here, we have seen the traffic volume get bigger and bigger with
the average household now having 2 cars, meaning more and more cars parking on
the roads. This is causing a lot of issues- sometimes impossible issues- trying to
navigate either onto Cavendish estate or off. Also the other weekend a bus collided
with a parked car due to not having enough room to get past. We are also aware that
an ambulance could not get all the way to a patient up here a few weeks back during
a football game because of all the cars. They had to carry the patient to where they
were able to park the ambulance, down the road. That could well have been a life or
death situation, and by considering this housing plan with at least another 500 odd
cars minimum along these roads up here it is shockingly clear that our lives will
without a doubt be put at risk. This issue must be taken seriously, it cannot be
brushed over. These roads up here cannot cope with the extra volume of traffic this
would entail - that is an absolute fact! What about fire engines also? Who is
responsible for actually thinking 500 houses up here is a good idea? The very idea is
totally ludicrous!
I would love to see the highway report that says these roads and surrounding roads
can take another 500 to 1000 cars because I just hope they are ready for the fall out
when somebody is injured or killed, because it will happen!
Another point about the amount of traffic is that if you put 500 houses on this site
then that means that this is a minimum of 500 to 1000 extra cars driving out of the
area along the already busy and congested Chesterfield road adding more pressure
where there are around 1000 children heading to school where both my children go
to school. I already worry about them on that road, there have been children knocked
down up here already, but with this amount of cars extra the road will become a living
nightmare for the school children, another total display of sheer negligence, and
putting housing plans before the lives and safety of children. Totally unacceptable!
I also want to discuss the statement that there are no flooding issues in this area. We
have had first hand experience of this so called non flooding risk by having our house
flood not once but twice and the second time causing the loss to the bottom of our
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house to costs around £18,000. Both the insurance firm and ourselves have spent a
lot of money over the years to try and live with the water behind us, which even with
all the flood defences we have in place, water still manages to flood out the garage
and the garden. I have attached a video which will show the pure strength of the
water.
You also see evidence along the roads around Wellington Street and Cavendish road
where run off water causes extreme issues. So I would like to know who has said that
there are no flood risks on this field!! We are still legally obliged to declare the flood
risk up here if we want to sell our house, so how come there is a cover-up with the
Councillors. Please do watch the video, and then try and tell everyone there is no
flood risk! On your heads be it! A copy of this has been sent to all Councillors!
When our property was flooded we were visited by the environmental agency from
the council, They walked round the field with us and said there was very little that
could be done to stop the amount of water coming near to the border of our house.
They also said that they could not do anything near the boundary wall that backs onto
the field as this would then mean it would make them liable for anything that
happens to anybody else’s property. With this in mind if you go ahead with the
building of these houses then I presume that you will be liable for any flooding onto
any properties that back onto the fields.
Myself and my wife chose to buy a house on the edge of Matlock for the peace and
quiet and also the advantage of being away from the busy town centre, especially in
summer time when you have the added tourist traffic causing the town to be
gridlocked.
The added advantage also to being up here is the sheer beauty of living in such a
green area with an abundance of wildlife to marvel at. We have seen regular visitors
in the fields of Badgers, Foxes, Bats and also a wide variety of birds. I can not believe
that a District Council that look after and work in Derbyshire can see fit to destroy
such an area. If you have no regard for such areas then I suggest you look at moving
to a city where such sites do not exist, and if you have your way then they will cease
to exist round here as well! We have always been proud to live in an area of such
beauty and we are as a family all devastated that the Councillors see fit to destroy it,
especially when there ARE other sites on offer! Why?
I do appreciate that you are being forced to find houses in our area by the
Government. I also do agree that you need to have a building plan in place, but I can
see that there are other options available to you without destroying Green field sites
of NATURAL BEAUTY. This is Matlock, we should be proud of our Greenfields, not
destroying them!
There is the land before the Golf Course on Chesterfield road that has been offered,
there is a farmer between A50 and Ashbourne that has offered to sell his farm and
land. Also not forgetting the Quarry sites that need developing and could hold a lot
more houses than has been put forward.
SUGGESTED CHANGE TO PLAN
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Organisation

Policy/Para
No.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT
To accept the housing allocation for Middleton, but the Parish Council would expect
consultation on improvements to infrastructure including lighting, roads, school
places, leisure, health and transport provision prior to commencement of building
works

Support welcomed. Policy HC2 sets out
that 'the District Council will work with
developers and the local community to
bring forward sustainable
developments in accordance with the
other policies in the Plan'. In terms of
infrastructure requirements from
indidvidual proposals the District
Council will consider the criteria within
Policy S11 which addresses local
infrastructure and developer
contributions for new developments.
The Parish Council will be consulted at
the Planning application stage.

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

5026/339

John Rowe
Middleton by
Wirksworth
Parish Council

HC2(v)

Yes

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1493/400

Mr Michael
Micallef

HC2

No

No

REPRESENTATION
Highways/Roads - Gritstone Road
1. Excessive build up of traffic at the junctions Wolds/Gritstone/Sandy Lane Roads.
2. Closed junctions, poor visibility, ref highway code.
3. Too much traffic in a small town.
4. Potential high rate of accidents, possible deaths.
5. High rate of accidents, reversing out of drives onto Gritstone Road.
6. Highfields school close, effects on the school due to increased traffic.
7 Build up of traffic on Chesterfield Road form Wellington/Asker Lane and Gritstone
Road.
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6193/776

laura gratton

HC2u

No

No

REPRESENTATION
Not looked at all sites available for building on instead of taking greenfield site,
Traffic problems onto chesterfield road and all small roads of. Highfields school
nearby causing more trouble, i lived with my parents on gritstone road so i am aware
of the problems this is causing, flooding drainage, the landscape will be totally spoiled
by this horrendous 430 housing estate and as william davies homes say countryside
park in the middle of the estate hahahhaha. At the meetings i have been to i cannot
believe that gritstone road future was left into the hands of ashbourne council who
are going to want all houses put in matlock and not more were they live, totally
wrong.
SUGGESTED CHANGE TO PLAN
Look into more brownfield sites that are available in the matlock area, keep away
from greenfield sites, get councillors from appropriate areas to vote for their area not
councillors from areas that obviously want to keep housing away from their areas.

Full Council is responsible for the
strategic development and adoption of
Development Plan Policy with
assistance from the Local Plan
Advisory Committee, whose terms of
reference are:“To recommend to the Council policies
and proposals for inclusion in
Development Plan documents forming
part of the Council’s Local
Development Framework.”
It is therefore wholly appropriate that
ALL Members have the opportunity to
consider and determine the contents
of the Derbyshire Dales Local Plan.
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Rep No.

Name/
Organisation

Policy/Para
No.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the Local Plan

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1475/732

Colleen Marples

PD8 - Flood
risk
management

Yes

No

REPRESENTATION
I have already comprehensively covered this in a previous submission. This submission
is purely about policy PD8 - flood risk management - of the Derbyshire Dales Local
Plan.
The inclusion of site HC2(u) Gritstone Rd / Pinewood Rd would render the local plan
unsound as I believe that it contravenes policy PD8 and also National Planning Policy
Framework policies.
FLOODING AND DRAINAGE
Below I address the issues of flooding at the proposed development site HC2(u)
Although classed as Flood Zone 1 in the Local Plan initial site assessment this takes no
consideration of the significant issues that arise from standing, surface and
groundwater.
Gritstone Road, Bentley Close, Wellington Close, Amberdene and other areas close to
the proposed HC2(u) site suffer ongoing problems with run-off water and flooding
from the proposed site which is consistently boggy and waterlogged, even in summer.
Despite this Derbyshire Dales District council’s initial site assessment for the site was
green – no risk of flooding. This is a claim that all households that border the site
strenuously dispute.
We feel that the initial site assessment was flawed and misleading. Therefore any
subsequent decisions on local plan site allocation that were based on the initial site
assessment are also flawed and should be disregarded.
If DDDC have made such a clear (and unresolved) error on this section of the site
assessment then how can any of the other assessment criteria be seen as credible or
believable?
You can see photographs of existing standing water and flooding issues here:
https://savematlocksgreenfields.wordpress.com/archaeological-and-topographicalinfo/
You can also view Youtube footage of the flooding that occurred on Monday 28
March 2016 off the site onto Amberdene and Wellington Street here:
https://www.youtube.com/watch?v=e8L5f_gW7VE
Here’s a link to several videos of flooding from the site’s single proposed access point
on Bentley Close and well as footage of the “pond” that is visible in the Gritstone
Road site for at least three / four months of the year.
https://www.facebook.com/saveourmatlockgreenfields/videos
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RETROSPECTIVE SITE RESIZING
The site was increased by 10 hectares part way through the initial consultation period
after a request from the interested developer. There was no public consultation about
this.
The reason given for the huge increase was that the presence of the historic Derwent
Valley Aqueduct had not been accounted for and that flood remediation measures
will be so huge as to require the additional acreage.
Readily available documentation about the aqueduct says: “Treated water flows by
gravity alone, and the aqueduct conveys 200Ml/d of drinking water from Bamford
Water Treatment Works (WTW) in North Derbyshire to Hallgates Service Reservoir
near Leicester, serving more than 590,000 customers in Nottinghamshire, Derbyshire
and Leicestershire.” (Appendix 1)
Any damage to the aqueduct during building works could result in immediate and
catastrophic flooding risks to anything south of, or in the vicinity, of the structure.
Residents have long been aware of the aqueduct’s presence and the myriad problems
of flooding from run off and underground springs.
If DDDC and potential developers were not aware of the aqueduct’s existence it
beggars the question what other vital impediments are they unaware of when driving
this site forward for development?
The National Planning Policy Framework states: “Inappropriate development in areas
at risk of flooding should be avoided by directing development away from areas at
highest risk, but where development is necessary, making it safe without increasing
flood risk elsewhere.
“Local Plans should be supported by Strategic Flood Risk Assessment and develop
policies to manage flood risk from all sources, taking account of advice from the
Environment Agency and other relevant flood risk management bodies, such as lead
local flood authorities and internal drainage boards.
“Local Plans should apply a sequential, risk-based approach to the location of
development to avoid, where possible, flood risk to people and property and manage
any residual risk, taking account of the impacts of climate change”. Appendix 4. Para
100.
We do not feel that this sequential approach has been adequately applied in the case
of HC2(u).
MISLEADING INITIAL SITE ASSESSMENT
Despite a wealth of evidence to the contrary DDDC initially assessed the site as green
– at no risk of flooding and they have never amended the original site assessment to
reflect the true picture.
As a result of this flawed initial assessment we feel that important steps have been
missed including the proper application of the Sequential Flood test as mentioned in
the National Planning Policy Framework below:
“Local Plans should apply a sequential, risk-based approach to the location of
development to avoid where possible flood risk to people and property and manage
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any residual risk, taking account of the impacts of climate change, by:
•
applying the Sequential Test;
•
if necessary, applying the Exception Test;
•
safeguarding land from development that is required for current and future
flood management;
•
using opportunities offered by new development to reduce the causes and
impacts of flooding; and
•
where climate change is expected to increase flood risk so that some existing
development may not be sustainable in the long-term, seeking opportunities to
facilitate the relocation of development, including housing, to more sustainable
locations. Appendix 4. Para 100.
And
“The aim of the Sequential Test is to steer new development to areas with the lowest
probability of flooding. Development should not be allocated or permitted if there are
reasonably available sites appropriate for the proposed development in areas with a
lower probability of flooding.
“The Strategic Flood Risk Assessment will provide the basis for applying this test. A
sequential approach should be used in areas known to be at risk from any form of
flooding.” Appendix 4. Para 101.
The Strategic Flood Risk Assessment commissioned for Derbyshire Dales again states
the importance of utilising sites at least risk of flooding:
“In simple terms, this requires planners to seek to allocate sites for future
development within areas of lowest flood risk in the first instance.
“Preference should therefore be given to locating new development in Flood Zone 1,
Low Probability (see section 3.3.1).
“If there is no reasonably available site in Flood Zone 1, the flood vulnerability (see
table D3 of PPS25, below) of the proposed development can be taken into account in
locating development in Flood Zone 2 (Medium Probability) and then Flood Zone 3
(High Probability).
“Within each Flood Zone new development should be directed away from ‘other
sources’ of flood risk and towards the adjacent zone of lower probability of flooding,
as indicated by the SFRA.” Appendix 3 p12
Due to the initial misleading assessment we feel that any subsequent decisions on
flood risk are flawed.
The individual micro environment of our site, discussed later in this chapter, means
that although it falls within the definition of Flood Zone 1 in terms of risk from river
and tidal flooding, it has not been adequately assessed in terms of risk from other
sources – namely ground and surface water flooding.
This is an important element and the Derbyshire Dales District Strategic Flood Risk
Assessment Final Report points this out:
“It is normally reasonable to presume and state that individual sites that lie in Zone 1
satisfy the requirements of the Sequential Test; however, consideration should be
given to risks from all sources, areas with critical drainage problems and critical
drainage areas (as defined in SWMPs).
“For developments that do not fall under the above categories, local circumstances
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must be used to define the area of application of the Sequential Test (within which it
is appropriate to identify reasonably available alternatives).
“The criteria used to determine the appropriate search area relate to the catchment
area for the type of development being proposed. For some sites this may be clear, in
other cases it may be identified by other Local Plan policies. A pragmatic approach
should be taken when applying the Sequential Test.” Appendix 5. p31
and
“Although, flood risk is not normally a significant constraint to development within
Flood Zone 1, developments can still be at risk from surface water flooding which can
be a significant constraint on proposed development.
“Additionally, sites may be shown to be in Flood Zone 1 but this may not take into
account flood risk from un-modelled ordinary watercourses which also has the
potential to constrain development.
“The Council and developers should look at opportunities to reduce the overall level
of risk in the area through layout and design of development.” Appendix 5. p99.
We do not feel that this site has been assessed objectively or pragmatically. Rather
we feel that it has been railroaded though to make up the requisite OAN.
The Derbyshire Dales District Strategic Flood Risk Assessment Final Report states:
“The Planning Practice Guidance advocates a tiered approach to risk assessment and
identifies the following two levels of SFRA:
1. Level One: where flooding is not a major issue and where development pressures
are low. The assessment should be sufficiently detailed to allow application of the
Sequential Test.
2. Level Two: where land outside Flood Zones 2 and 3 cannot appropriately
accommodate all the necessary development creating the need to apply the NPPF’s
Exception Test. In these circumstances the assessment should consider the detailed
nature of the flood characteristics within a Flood Zone and assessment of other
sources of flooding.
“This study consists of a Level One SFRA as it is anticipated the majority of Derbyshire
Dales future development will be able to be located outside of the flood zones.”
Appendix 5 p7
The final paragraph indicates that it is anticipated that a Level 2 SFRA will not be
necessary as development will be located on sites within flood zone 1 - defined as
land having a less than 1 in 1,000 annual probability of river or sea flooding.
While the HC2(u) site may not be in flood zone 1 (as it is not near the sea or main
water course) this completely fails to take into account flooding that is not river or
tidal in nature.
Recent national events have shown the increasing dangers of ground and surface
water flooding. (Eg the Somerset Levels 2013 / 14)
The Environment Agency’s Flood Risk Assessment clearly shows several areas that are
at high risk of flooding from surface water in the proposed HC2(u) development site.
You can view the relevant online map here: http://watermaps.environmentagency.gov.uk/wiyby/wiyby.aspx?topic=ufmfsw&scale=9&ep=map&layerGroups=def
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ault&lang=_e&y=360306&x=430419#x=430488&y=360675&scale=11.
To the right of The Wolds area you can clearly see circled blue spots in both the
Gritstone Road and Bentley Close areas indicating a High Risk of flooding from surface
water.
One of which causes the “pond” that is observable in the Gritstone Road part of the
site for many months of the year.
NATURAL SPRINGS AND HISTORY
The Gritstone Road element of the site is covered in natural springs, indeed the
nature of the watercourses at this side of the Matlock valley helped shape the town’s
history as a “spa town”.
Water from these natural springs was used in the development of John Smedley’s
hydro in the town and “Mr Smedley’s Pipe” ran from The Wolds Spring to serve his
hydros.
Developers have so far been unable to account for the source of this abundant
natural water.
How are we expected to believe that they can adequately mitigate flooding from
them if they cannot find the source or indeed if they do not control the land that it
originates from?
The Strategic Flood Risk Assessment prepared for DDDC also acknowledges that there
are natural springs that are not currently mapped.
“Local knowledge suggests that the Authority is covered by springs which are not
identified on OS maps (Darley Hillside, for example).
“Site-specific FRAs will be required for all new developments, including those greater
than one hectare in Flood Zone 1, to appropriately assess these drainage systems.”
Appendix 3. p47
Strategic Flood Risk Assessment
We do not feel that DDDC or the interested developers have fully taken on board the
concerns of residents or taken enough time to thoroughly understand the constraints
that the micro environment of the site creates.
The Strategic Flood Risk Assessment document prepared for Derbyshire Dales District
Council by Halcrow admits that there are not comprehensive records of surface water
flooding available.
“However, it should be recognised that extensive records of surface water flooding
do not exist, nor do maps showing predicted areas of surface water flooding.
“The geology and topography of the District contribute to the rainfall response within
the Derbyshire Dales plan area and therefore the likelihood and nature of surface
water flooding (see Section 1.7.2).
“In light of this, surface water flooding is a significant problem, posing risk to areas in
Flood Zone 1 in addition to high and medium fluvial flood risk areas. This can be made
worse by local insufficient drainage capacity.
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“Where discharge is directly to a watercourse, locally high water levels can cause
back-up and prevent drainage taking place.
“Any site-specific FRA would need to adequately assess the local topography and
geology to ensure the risk posed from surface water is appropriately taken into
account.” Appendix 3. p43
and
“Flooding from surface water, canals, reservoirs and groundwater has been mapped
using the historical data collected in Section 4. GIS ‘points’ have been used to indicate
where flooding from these sources has occurred.
“This is not considered to be exhaustive since the data is based on historical events
rather than predictive modelling (and therefore may not represent very rare events)
so the full extent of these flooding mechanisms may not have been captured.
“It is therefore recommended that during future updates to the SFRA, reviews and
consultations are undertaken to ensure that any new surface water, canal, reservoir
and groundwater flooding locations and issues are fully taken into account.” Appendix
3. p52
Therefore we feel that the extent of the problems experienced at our site have not
been investigated or documented thoroughly.
The danger of flooding from surface water is becoming more and more apparent.
Recent national events highlight the need for the issue to be taken seriously.
“The flood events of summer 2007 highlighted the risks of surface water flooding and
the extent of damage that can result.
“Approximately 57,000 homes were affected nationally, of which around two thirds
were flooded from surface water runoff overloading drainage systems.
“It is clear that Derbyshire Dales is sensitive to surface water flooding and this should
be taken into consideration as part of future development.” Appendix 3 p44
The report also acknowledges that the risk from surface water will become greater
due to climate change.
“It is expected that flood risk from surface water, sewers, groundwater and
impounded water bodies will generally increase due to the expected wetter winters
(causing more frequent groundwater flooding) and incidence of short-duration highintensity rainfall events associated with summer convective storms (causing more
frequent surface water and sewer flooding).” Appendix 3 p56/57
MITIGATION MEASURES
Developers claim to be able to "mitigate" drainage issues but there is no real evidence
of if this is actually achievable or indeed whether the costs involved would negate the
viability of the sites development.
To put it into perspective you only need take a look at the scale of the drainage that
was required at the Morledge development at Darley Dale (approx 200 new homes –
half the number proposed for our site).
This entailed huge drains that run under the A6 and expel water into a field at the
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other side.
All this for a development half the size of the one proposed for the Gritstone /
Pinewood Road site.
Are the council or developers proposing drains this size be installed and if so, where
will they be put and where will all the run-off water go. There is no river or main
watercourse close by to divert it into.
As our site is at the very top of Matlock surely the displaced water can only go flow
downwards towards the town?
Any development at this site should be strongly discouraged as there is scant detail
available as to how the flooding issues will be mitigated.
As highlighted earlier there is lot of mention of the word mitigation in all
documentation regarding this site and its flooding issues.
However there is very little explanation of how this will work, if developers can
control enough of the land necessary to create it, who will fund it or indeed who will
assume responsibility for its long term maintenance and upkeep.
The Strategic Flood Risk Assessment speaks about the Application of SUDS for the
Derbyshire Dales Plan Area.
“The plan area has a mixture of freely draining and slowly permeable, seasonally wet
soils which are predominantly slightly acidic but base-rich loam and clay.
“The more permeable sites should have priority given to infiltration drainage
techniques, as opposed to discharging surface water to watercourses.
“Where less permeability is found and infiltration techniques that rely on discharge
into the existing soils are not viable (also due to a high water table, source protection
zones, contamination etc), discharging site runoff to watercourses is preferable to the
use of sewers.” Appendix 3 p92
Due to the impermeable geological nature of the bedrock beneath the site and the
high water table in existence, the advice above seems to suggest that run off is routed
into existing watercourses.
There are no rivers or streams close to the site for this to happen. So again we ask
where will the surface water be diverted to? We also understand that domestic
sewers in the area are at capacity and that no new properties can be added to it.
The Strategic Flood Risk Assessment also cautions against building near to existing
reservoirs. Wellington Street Reservoir abuts the proposed development site and the
Environment Agency highlights it as a flood risk.
“Flood Risk Objective 1: To Seek Flood Risk Reduction through Spatial Planning and
Site Design:
“Avoid development immediately downstream of/adjacent to reservoirs which will be
at high hazard areas in the event of failure.” Appendix 3 p73
Given that climate change is predicated to see milder, wetter winters, how will any
flood mitigation measures be future proofed to guard against increased flooding
incidents?
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“Climate change is predicted to increase rainfall intensity in the future by up to 40%.
This will increase the likelihood and frequency of surface water flooding across
catchments, but particularly in impermeable urban areas that are already susceptible.
“The effect of climate change on groundwater flooding problems, and those
watercourses where groundwater has a large influence on winter flood flows, is more
uncertain.
“Milder wetter winters may increase the frequency of groundwater flooding incidents
in areas that are already susceptible, but warmer drier summers may counteract this
effect by drawing down groundwater levels to a greater extent during the summer
months.” Appendix 5. p55.
COST OF MITIGATION MEASURES
Another question is who will foot the bill for the large scale mitigation measures that
will be necessary and indeed the ongoing maintenance of said measures?
“It should be noted that the Flood and Coastal Risk Management Grant in Aid
(FCRMGiA) funding arrangements (introduced in 2011) do not make government
funds available for any new development implemented after 2012.
“Accordingly, it is essential that appropriate funding arrangements are established for
new development proposed in locations where a long term investment commitment
is required to sustain Flood Risk Management (FRM) measures.
“The strategic investment commitment is required so that in future the FRM
measures can be maintained and afforded for the lifetime of the development, since
the available funds from FCRMGiA will potentially not reflect the scale of
development that is benefitting.
“When appropriate the necessary land to enable affordable future flood risk
management measures should also be secured.” Appendix 5. p27.
and
“SuDS, developers should ensure that the long term maintenance of the development
is secured through the system adoption by a competent organisation.
“At present, in the absence of any budget or legislative duty, Derbyshire County
Council is unable to adopt any SuDS that serve private development. Therefore, the
responsibility for ensuring the long term adoption and maintenance of SuDS rests
with the developer” Appendix 5. p73.
and
“For new development in locations without existing defences, or where the
development is the only beneficiary, the full costs of appropriate risk management
measures for the life of the assets proposed must be funded by the developer.”
Appendix 5. p90
Given that the above excerpts state that strategic investment will be required for the
lifetime of the development and there are no assurances of financial assistance
nationally or locally this would incur a huge cost to any potential developer. This
must surely render the site financially unviable?
Has the cost of this mitigation been factored into the decision to class site HC2(u) as
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viable and developable?

GEOLOGY OF SITE
The geological nature of the Gritstone Road section of the site in particular makes it
difficult to mitigate any of the surface and groundwater drainage issues.
Below are three excerpts from a report carried out by the previous occupant of 30
Gritstone Road that show some of the constraints of the site.
NB the reference throughout the report of SHLAA225 relates to the former
designation of the Gritstone Rd portion of site HC2(u) in initial site assessment
exercises.
“The land slopes towards the properties along the north and east sides of Gritstone
Road and Bentley Close. The contours on the map show a raised area of land which
amounts to a sharp rise in height of more than 40 metres between the houses in
Gritstone Road and the proposed NW corner of the site.
“All of this steeply raised area drains directly towards the houses in Gritstone Road
and Bentley Close. The Eastern side of the raised area which drains into a small water
course is not included within the curtilage of the site.
“It is this drainage pattern which appears not to have been taken into account in the
sustainability appraisal which applies to the micro-environment of the SHLAA225
(Gritstone Rd) land.
“The lie of the land and the consequent drainage pattern already lead to a number of
problems for the residents on the north side of Gritstone Road, problems which
would be considerably exacerbated by the proposed development of the land
SHLAA225.
“It has been noted that the precise nature of the drainage or the singular implications
which result from the geological structure appears not been recorded in the
assessment.”
Appendix 2.Pg 2. Objection March 2016
The underlying geology of the Gritstone Road portion of the site will make it nigh on
impossible for any developer to successfully mitigate the standing water and flooding
issues.
“The difficulties which are encountered by the current residents of the North side of
Gritstone Road arise from the precise geological nature of this piece of land. The
properties numbered 2 to 32 were built in 1939. It was not until sometime after the
properties were built that the nature of the underlying rock structures were fully
described.
“The background to these structures is described in The British Geological Survey
(BGS) Publication “The Hydrology of Chesterfield, Matlock and Mansfield District
(Geological Map Sheet 112)” [HMSO 2007]
“Extracts from this description of the Gritstones are as follows: “The Millstone Grit
[Gritstone] sandstones are typically cemented by quartz overgrowths.
“The resultant sandstones are closely packed and the combined effect of quartz
overgrowths and pressure welding results in low intra-granular porosity. In addition
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the layers of sandstone are interspersed with layers of basalt which has little to no
porosity”.
Appendix 2. Pg 3 Objection March 2016.
“In Summary: the raised area which comprises all of the block of land SHLAA225
consists of:
a) A raised area of Gritstone. This consists of interspersed layers of sandstone and
basalt overgrown with quartz. This Gritstone has very little to no porosity
b) Lying on top of the Gritstone is a layer of intergranular clay which is approximately
2 metres deep. This clay layer demonstrates a medium degree of porosity with slow
drainage.
“As the clay layer is shallow (approximately 2 metres) the effect is for rain water to
fall, sink barely two metres, then meet the impervious Gritstone. The water then
follows its own rule and drains through the slightly more porous clay down the
easterly slope through the properties which form the boundary of the SHLAA225
block of land.
“But as the degree of porosity of the clay is limited, water does not drain away
immediately. After heavy rain the effect of the inability of the water to drain down
into the rocks is that where it meets the Gritstone layer it spreads laterally through
the clay forming a “water table”. which is visible at the surface.”
Appendix 2. p3 /4 Objection March 2016.
In a nutshell, the underlying layers of Gritstone on the site makes it difficult for water
to disperse naturally.
While water can slowly penetrate the heavy clay top layer and sandstone it can’t
continue to soak straight down due to the impenetrable layer of Gritstone directly
below it.
Instead it has to find its way horizontally along the rock, meaning it heads straight for
(and under) existing properties that border the site.
This dispersal occurs naturally and gradually throughout the year but still leads to
issues, especially after heavy rainfall when water can be seen bubbling up through
roads, gardens and pavements adjacent to the site.
Building on top of this particular topography will severely impact the site’s ability to
naturally disperse the water over a prolonged period of time.
Unless a developer can entirely remove the underlying bedrock of the site it is difficult
to see how they will mitigate this issue.
For a very detailed explanation of exactly how the geology of the proposed site
impacts on effective drainage and the issues it creates (including flooding, water
damage and subsidence) the full report can be read here:
https://savematlocksgreenfields.files.wordpress.com/2016/01/objection-march2016.pdf
However the conclusion of the report makes for frightening reading for existing
residents and should act as a clear warning to both the council and any potential
developers:
“Should the proposed development of SHLAA225 (Gritstone Rd) be approved by the
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Council the risks of flood and water damage to the existing residents in the adjoining
properties is considerable.
“These risks are predicated upon the geological micro-environment of the precise
block of land which has been identified. As the risks are geological in nature they will
not go away.
“The key problem is the structure of the land which lies atop the various layers of
which Gritstone is comprised. This makes drainage through the underlying rock
impossible and leads to lateral and “down slope” water dispersal at a minimal rate
thereby forming a surface level water table. This in turn is creates flooding under the
properties to the north of Gritstone Road.
“Current Planning Regulations require that rainwater be drained into a soak away for
each new property and advises against drainage into sewers. There is a practical
example of the negative results of the application of this requirement to two
properties in Gritstone Road.
“This takes the form of under-house flooding; run off into the street and damage to
property arising from the retention of water in the clay. Water disperses slowly down
the Eastern slope of SHLAA225.
“However, the addition of soakaways, collecting and concentrating rainfall from 64
new properties will focus the drainage down the Eastern slope, under and through
the properties to the North of Gritstone Road. To this is added the effects of paving
over much of the existing land. The implications form a terrifying prospect for the
existing residents which include increased costs or even lack of insurance cover for
their properties.
“The effect of the proposed development is to place residents of Gritstone Road and
Bentley Close at considerable risk of major water damage to their properties of the
type which has already been experienced by numbers 30 and 32 Gritstone Road.
“This is likely to include actual structural damage to buildings which will be costly to
repair. It has been noted that the risks set out in this paper have not been identified
or addressed in any of the documents which accompany the Plan. Indeed, in places
these risks have been determined as “not relevant”.
“There is a possibility that the Council might consider the installation of a
considerably larger sewer system which meets the standards required to
accommodate the rain water run off resulting from the new buildings and paving of
the land. Such a rainwater sewer system would incur the Council in considerable costs
for no real benefit to the citizens of Matlock.”
Appendix 2. Pg 8 Objection March 2016.
HISTORY OF ISSUES
There is a long history of homes in the vicinity of the site being flooded - on some
occasions garages and gardens have been filled with sewage.
Several of these incidents are recorded on Derbyshire County Council’s historical
flooding records.
“Eight records of groundwater flooding are present in the flooding incident database;
three in the Matlock area (including Gritstone Road), Hulland Ward, Tansley,
Wirksworth and Yeldersley. Groundwater flooding events are discussed in more detail
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in Section 5.7.” Appendix 5 p37
And the report later states:
“Matlock: Flooding from surface water appears to be a problem throughout the town.
Any planning or development within Matlock should have a site-specific FRA.”
Appendix 5 p51
It also clearly states the issues that the HC2 (u) site has with groundwater flooding:
“Matlock: Three incidents have been recorded in Matlock; one in Moorfield Road and
one in Wellington Street located in Matlock Bank. The pavement, driveways and
gardens of the houses, as well as the road appear to have been affected by the
groundwater flooding in regular periods of bad weather.
“Groundwater-related flooding has also been reported to Derbyshire Dales District
Council at the top of the hill off Chesterfield Road, in the vicinity of Gritstone Road,
Bentley Close and Amberdene.
“The raised water table has been reported by residents to occur most years, with
more prominent waterlogging events in 2006 and 2012. Gardens and garages have
flooded in the past.
“It is recommended that a detailed investigation is undertaken in this area, to assess
the existing flood risk impacts caused by the local geological conditions and to
determine what options are available to mitigate this and whether this situation could
be exacerbated in the future.” Appendix 5. p53
Existing residents can testify to the issues suffered. Several homes are already built on
rafts due to the wet nature of the site and other properties have suffered subsidence
and are underpinned due to sodden clay.
Due to the geography of the site, excess surface and ground water drains down
through the site and under neighbouring properties all year.
Evidence of this can be seen at the front of my property where water can be observed
for many months of the year coming from under the boundary wall and across the
pavement.
Developing the site and increasing the presence of manmade, hard surfaces will
prevent the natural dispersal of this water and will instead concentrate it, intensifying
the issues already experienced by existing residents after heavy rainfall.
You can see photographs the standing water and flooding already in existence here:
https://savematlocksgreenfields.wordpress.com/archaeological-and-topographicalinfo/
You can also view Youtube footage of the flooding that occurred on Monday 28
March 2016 off the site onto Amberdene and Wellington Street here:
https://www.youtube.com/watch?v=e8L5f_gW7VE
Here’s a link to several videos of flooding from the site’s single proposed access point
on Bentley Close and well as footage of the “pond” that is visible in the Gritstone
Road site for at least three / four months of the year.
https://www.facebook.com/saveourmatlockgreenfields/videos
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1.
Derwent Valley Aqueduct, improving resilience of the Severn Trent Water
strategic supply grid. 2011. Authors Andy Dawe and Bob Taylor.
2.
Objection March 2016. Author Janet Roberts FRSA, CIPS Affiliate, CIPD
Affiliate MSA. March 2016
3.
Strategic Flood Risk Assessment for Local Development Framework. Prepared
by Halcrow Group Limited. September 2008
4.
National Planning Policy Framework. March 2012.Department for
Communities and Local Government
5.
Derbyshire Dales District Strategic Flood Risk Assessment Final Report. JBA
Consulting. June 2016
SUGGESTED CHANGE TO PLAN
As stated in my previous submission, removal of site HC2(u) Gritstone Rd / Pinewood
Rd.
This site's inclusion is contrary to NPPF and indeed policies within the Derbyshire
Dales Local Plan. Therefore it renders the plan unsound.
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Name/
Organisation

Policy/Para
No.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

5967/335

Mr Harold
Rosenbaum

HC2 (u)

No

No

REPRESENTATION
Legal compliance : DDDC have not strongly opposed National government re national
Parks affecting hew house quotas.
Unsound: The Council's proposals on numbers of new houses is based on the
Government's quota which takes no account of the fact that about 50% of the area of
Derbyshire Dales is designated National Park. This anomaly needs to be addressed
urgently and the outcome of this should be that the quota is reduced proportionately
to little over half the current quota. The criticisms of the Plan have been made many
times over by others and some are listed in Section 7. Additionally The Council Plan
would result in Matlock being more (geographically) unbalanced than it need be most new housing on the 'wrong side' of Crown Square.
Fails to comply with the duty to cooperate: The known opposition far outways the
positive support for the Plan.
This response on 19th September, modified from response of 4th September.
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3878/784

julie dawes

Hc2(u)

No

No

REPRESENTATION
There are plenty of brownfield sites, cawdor quarry, halldale quarry, permanite, that
can be built on before going onto greenfeild sites, like gritstone, that has seriously
bad traffic problems, flooding, drainage, landscape, above snow level, cannot easily
get to for the older generation without a car, bus service is not good.
SUGGESTED CHANGE TO PLAN
Like as above, brownfield sites should be built on before greenfield sites, there is a
grant to help builders to prepare the land ready for building. Traffic is a serious issue
and we cannot believe that this has been passed ok for the horrendous amount of
traffic that will be coming onto an already busy chesterfield road, next to highfields
school, a major accident waiting to happen.Building on cawdor or halldale would not
be a problem and you have the support of the majority of matlock, but not when you
are taking a 59 acre greenfield site at gritstone to make it into a massive 430 housing
estate, just what matlock needs NOT.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the Local Plan

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1475/731

Colleen Marples

PD2
Protecting the
Historic
Environment

Yes

No

REPRESENTATION
I am already comprehensively covered why I do not feel the plan is sound in previous
submissions. This submission purely relates to: POLICY PD2: Protecting the Historic
Environment
The District Council will seek to conserve, manage and, where feasible, enhance the
historic environment of the Plan Area. This includes the following and their respective
settings:
•
The Derwent Valley Mills World Heritage Site;
•
Listed Buildings;
•
Conservation Areas;
•
Scheduled Monuments;
•
Registered Historic Parks and Gardens; and
•
Other non-designated heritage assets.
I support this policy however Policy DS4 (allocation of land off Gritstone / Pinewood
Rd) would be contrary to this policy.
These sites have several Grade II listed buildings close to them, remains of ancient
earthworks and the historic Derwent Valley Aqueduct that carries hundreds of
thousands of gallons of water from Ladybower Dams to Leicester.
Derbyshire County Council’s Monument report clearly shows several areas of
archaeological and historical interest:
1.
Earthworks
2.
The Wolds Grade II listed farmhouse dating from 17th/18th century
3.
Stone axe discovered in garden of Gritstone Rd
4.
Lead pig with Roman inscription
You can see the report here:
https://savematlocksgreenfields.files.wordpress.com/2016/01/her-report.pdf
The historic Derwent Valley Aqueduct crosses through the proposed site area and
cannot be built over.
This will decrease the numbers of houses that can be built and reduce the financial
viability of the site as a whole.
The site was increased by 10 hectares part way through the initial consultation period
after a request from the interested developer. There was no public consultation about
this.
The reason given for the huge increase was that the presence of the historic Derwent
Valley Aqueduct had not been accounted for and that flood remediation measures
will be so huge as to require the additional acreage.
Readily available documentation about the aqueduct says: “Treated water flows by
gravity alone, and the aqueduct conveys 200Ml/d of drinking water from Bamford
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Water Treatment Works (WTW) in North Derbyshire to Hallgates Service Reservoir
near Leicester, serving more than 590,000 customers in Nottinghamshire, Derbyshire
and Leicestershire.”
Any damage to the aqueduct during building works could result in immediate and
catastrophic flooding risks to anything south of, or in the vicinity, of the structure.
Residents have long been aware of the aqueduct’s presence and the myriad problems
of flooding from run off and underground springs.
If DDDC and potential developers were not aware of the aqueduct’s existence it
beggars the question what other vital impediments are they unaware of when driving
this site forward for development?
The site is also of historic interest as the many natural springs were utilised in John
Smedley’s spa, which lead to Matlock becoming a “spa town”.
It is documented that “Mr Smedley’s Pipe” runs from Matlock Bank to feed his spas in
the town below.
SUGGESTED CHANGE TO PLAN
Remove site HC2(u) from the local plan as its inclusion would jeopardise sites of
historical interest. Furthermore any damage to the aqueduct structure would have
a catastrophic consequences for the town at large.
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Policy/Para
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6034/739

Dr David Puxley
-

Policy HC2
Housing Land
Allocation
(Specifically
Policy DS4
Land off
Gritstone
Road /
Pinewood
Road,
Matlock)

No

No

REPRESENTATION
I consider that the Local Plan is not legally compliant because
(a) the Sustainability Appraisal Report is not sound, certainly inasfar as it relates to
area DS4, but also for the unsustainable nature of this level of development in
Matlock (lack of balance of housing and employment; lack of infrastructure to permit
outward commuting; lack of adequate health and transport facilities, etc.)
Development of Area DS4 is clearly in contravention of Policy S4 of DDDC's own Plan
and outside its defined settlement area.
I consider that the Council has not fulfilled its duty to cooperate because
(a) the cross boundary issues have not been adequately addressed; specifically the
"National Park Effect". Despite sympathetic feedback from a Government minister,
the unfairness of allocating nearly all of Derbyshire Dales housing requirement within
just half of the District because there is virtually none within the National Park. A
serious attempt should have been made to get the total allocation reduced. The area
does not have employment for the additional new residents and neither does it have
the transport infrastructure to allow residents to commute outwards. These
problems have been totally ignored. I would urge the Planning Inspector to request
Government to give serious consideration to the anomalies created by the National
Park Effect (in general and not just in the Peak National Park)
(b) If pursued this plan will have a serious knock on effect upon other districts due to
the traffic chaos it will generate in Matlock. The A6 and A615 are important through
routes and are already gridlocked at times in the middle of the day (let alone rush
hours). It is admitted that these roads are already at full capacity and yet it is claimed
that an extra 1000 cars will not have a significant effect upon transport - not a
credible conclusion!
I consider that the Plan is unsound because:(a) It is not Positively Prepared
It has clearly been driven by narrow political interests, motivations and pressures
rather than objective assessment of the evidence. For this DS4 site in particular the
requirements for sustainability have been totally ignored. Avoidance of having the
Plan taken over by Government seems to have been the top priority and the very real
difficulties of this site have been glossed over as it potentially constitutes a large part
of the housing allocation (whether suitable or not). The Plan can hardly be
considered as sound and robust if it relies upon inclusion of a single highly contested
site in order to meet its target
Whilst it may be possible to mitigate some of the issues applying to this site, some
problems are insuperable. The proposal from the developers for a pond area may
possibly alleviate some of the serious flooding issues of the site caused by the
underlying impervious gritstone bedrock. However my experience is that the springs
on the site pop up at different places at different times so fixed measures may not be
effective.
The proposed site plan completely fails to adequately address the access issue. The
likely proposed one way system using Cavendish Road and Wolds Road is totally
inadequate and dangerous. On street parking makes Cavendish Road a single
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carriageway with alternate use now and presents real difficulties fore larger vehicles.
The potential addition of an extra 1000 cars using it just cannot be contemplated.
Neither is the developers' proposed junction from Wolds Rise on to the A632
Chesterfield Road remotely adequate. I said when this proposal first surfaced that
after 15 years working in a Planning Department (on Economic Development not
Planning), I did not consider that this site was commercially deliverable if it was to
include adequate infrastructure provision. The plan produced by the developers
completely justifies this opinion in that it fails to address access, parking problems,
the need to rely on a car, lack of local shops and facilities, inadequate health
resources, etc. Had proper provision been made, then the site would not stack up
commercially. This is without even beginning to consider the loss of green space,
environmental loss and wildlife impact.
Transport is to my mind the crunch point; the site is remote from the centre of
Matlock and it is not realistic to expect that residents would walk or cycle into town
given the 500' climb required. The transport infrastructure in Matlock is already
inadequate and most importantly it is not possible to engineer alternative routes due
to the geology of the area (e.g. Matlock Gorge). Large scale housing development will
generate very severe traffic problems in the town and this could seriously affect the
economic prosperity and tourism potential of the whole town (not to mention the
quality of life and environment). This congestion is likely to extend to affect
surrounding areas and through traffic. The plan contains no proposal to generate
local jobs so 1000 extra people will be trying to commute out along gridlocked roads
and a train service in just one direction once an hour. Hardly sustainable!!!!
I consider that the Plan is not effective as it has been hastily prepared and that the
Council has not worked effectively with the Peak Park Authority or with national
government to address the particular issues. The Council's attitude appears to have
been that any serious discussion with these bodies would cause delays and increase
the risk of the Plan being called in, so any plan now is better than the right one later.
The Plan is not consistent to NPPF and is even contradicts its own stated policies.
Development of site DS4 contravenes Policy PD2 in that it threatens the Derwent
Valley Mills World Heritage site (Lumsdale Valley), has serious adverse effects upon
the Matlock Bank Conservation Area and the industrial heritage sites within it (e.g.
historic aqueduct that fed John Smedley's hydro). It contravenes Policy PD5
(Landscape character) and NPPF (pps 26/27). The planning system should "contribute
to and enhance the natural and local environment by protecting and enhancing
valued landscapes, geological conservation interests and soils". A proposal to create
an international geopark in the greater Peak District (including Matlock and Matlock
Bath) is at an advanced stage. This site would be part of it.
NPPF (p6) also states that the planning system should "encourage the effective use of
land by re-using land that has previously been developed (brownfield land), provided
that this is not of high environmental value". In its haste to push this Plan through,
the Council has not endeavoured to fully exploit the considerable areas of brownfield
land available (such as the disused and derelict quarries). Where housing has been
allocated there, it has only done so at a small fraction of the potential density. Why
have sites like HC2(i) (Slinter Mining), HC2(j) (Bridge Garage) and HC2(z) (Matlock
~Transport) been designated as "windfall sites" rather than being included in the
Plan? Instead The Council has chosen to accede to the wishes of developers for easy
greenfield sites (although as stated this particular greenfield DS4 site is far from easy
if developed in a sustainable way).
This site also contravenes Policy PD7 (Climate Change) in that it requires additional
use of cars because it is not locally sustainable and Policy PD8 (Flood Risk
Management) because there remain significant doubts as to whether the alleviation
measures proposed will be adequate
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SUGGESTED CHANGE TO PLAN
It is not the stated policies that fail the legal compliance test but the solutions
proposed which do not meet those policy aims.
In order to make this Plan sound I suggest that
(a) the DS4 (Gritstone Road / Pinewood Road) site should be removed from the Plan.
(b) the overall housing allocation for Derbyshire Dales should be challenged with
particular reference to the unfair implications of the National Park Effect. The new
allocation should be assigned with a view to trying to balance housing and
employment at a LOCAL level to minimize the need for outward commuting and
utilizing existing infrastructure wherever it is available (as offered in the New Village
proposal that is backed by Darley Dale and Matlock Councils).
(c) The brownfield sites that have been excluded should be restored to the plan and
brownfield land should be developed at full capacity (e.g. Halldale Quarry)
(d) The proposal from Darley Dale Council for a New Garden Village should be
urgently and seriously considered instead of being summarily dismissed by the District
Council leadership. This would relieve pressure on all areas and could utilize existing
transport infrastructure (A50 and A52). It could be designed to include all necessary
other infrastructure (e.g. health, education and social facilities). This was a positive,
imaginative and well argued proposal that received scant attention because
politicians just wanted a "quick fix".
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Organisation

Policy/Para
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6246/442

Mr Robert
Mackie

HC2, DS4

No

No

REPRESENTATION
The Plan is unsound as it has too many problems. I'm disabled and find it very hard to
cross the main Chesterfield Road when I get off the bus to go home because of the
volume of traffic now. If the traffic increases as expected onto Gritstone road I will
feel very nervous about going out at all to get my shopping etc.
SUGGESTED CHANGE TO PLAN
Please can you take the site out, Can you consider other sites that are closer to the
town centre and brownfield sites that are more suitable as Lumsdale and Cawdor
Quarry. I also support the statement that is being prepared and submitted separately
by the Wolds Action Group.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6193/775

laura gratton

HC2u

No

No

REPRESENTATION
Should be built on brownfield sites not greenfield site like gritstone road, Traffic is a
major issue with excessive cars from 430 homes going to be built, flooding is a major
issue here as well and drainage as the fields have natural springs and a an aquduct
SUGGESTED CHANGE TO PLAN
Once again brownfield sites, cawdor quarry halldale quarry, permanite , why are
beautiful greenfield sites being put forward before brownfield, easy pickings for
builders.
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Policy/Para
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1517/777

mark dawes

HC2u

No

No

REPRESENTATION
Majority of the residents of matlock have complained about gritstone pinewood road
being included in the local plan. Fails to comply with the safety of people regarding
the extra possibly 1000 cars going onto chesterfield road, with highfields school a few
metres away, flooding and drainage that occurs on these fields (videos and photos
have been sent into the ddcc regarding this). Some homes have been refused
insurance through halifax building society because of flooding. Privacy into our
homes, emissions from extra cars, wildlife will suffer. Landscape, well there wont be
any, tourism will suffer affecting local businesses.
SUGGESTED CHANGE TO PLAN
Building on Brownfield sites, goverment grants are allowed for this, cawdor quarry
halldale quarry, permanite are all available, why should the council support william
davies homes for gritstone road, instead of supporting residents of matlock, but then
again it was ashbourne councillors that voted for it to go the plan, wonder why. The
advisory council voted to take it of the plan. They should not be included in the
council it should affect the council of matlock who live here. All wrong.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change.

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6232/379

Jane Taylor

Hc2(u)

Yes

No

REPRESENTATION
There are many serious issues relevant to the increase in population in Matlock which
greatly concern me but I feel others are better qualified to raise them. I, therefore,
am going to restrict this letter to a specific serious problem-in-waiting –
unmanageable traffic congestion. This is relevant to a general increase in housing but,
particularly, to any north of the town’s centre.
In this modern age of universal car ownership, Matlock’s topography, with its hills and
river, is both its blessing and its bane: people want to live here, many travelling to
work at other centres, and visitors are ever-increasing - stopping off or passing
through. There are only limited solutions, because of the landscape, as to how the
town can cope with the near gridlock that ensues from this pressure – witness the
queues coming into the town from the east and south (despite the new road) on
sunny days, or when events are happening in the Peak. This traffic impacts greatly on
existing residents trying to go about their daily lives, and if we add to this by
continually adding to the town’s population, then we will be creating a yet more
significant problem.
The above impacts on all existing residents but there are unique difficulties for those
who live in the older part of town, where more cars trying to access the centre from
the north will result in yet more serious congestion, or worse, ‘strangulation’. The
streets which radiate from Bank Road are under great strain already - few houses or
businesses have off-road parking, in-fill, such as behind the Gate Inn, Greenhill
Gardens off Rutland Street, buildings converted to flats, e.g. Malvern House on
Smedley Street, etc etc, is adding to the pressure because there are only limited
parking spaces and in some conversions e.g. opposite All Saints’ Church, none. The
pressure from County Office employees, parking as close to their work as possible,
has not gone away, despite efforts to persuade them to go further afield – witness
now the bottom of Woolley Road, where motorists trying to get up or down
frequently have to reverse for an on-coming car because of long-stay parked vehicles
both sides of this sloping road. I don’t want to imagine the impact of more cars
wanting to go down the stretch of the Wellington Street hill where the road is only
one vehicle wide because residents need to park there!
Linked to the above, the impact of more housing to the north of the town is of great
concern because the main Matlock/Chesterfield Road is the only sensible way to
access Matlock Green and
avoid the town centre – this to go east, or south via Starkholmes (already a traffic
problem). Queues happen here now, particularly when the schools finish and again
when the County Office people leave work – despite some flexible working hours and this will only be exacerbated. This route, though, is of little help at certain times,
if you want to access the centre but avoid the Bank Road area - you can meet the
queue coming in from the east. Alternative ways west, as hinted at, which used to
help locals, e.g. going via Smedley Street and down to Dimple Road, are now less and
less helpful as they become more difficult to negotiate because of parked cars. Even
more worrying is the possibility of more people trying to use the route from Upper
Lumsdale to the Matlock/Alfreton road: this road is one vehicle width for much of its
length, has a ‘Z’ bend in the middle of it and is now increasingly used by visitors
coming to the Lumsdale Valley’s waterfall & mills. At weekends and holiday times 500
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people plus a day can be visiting the site - the internet has seen to this. Upper
Lumsdale is awash with cars at the beginning and end of the Highfields School day,
pupils have no pavement to walk on if walking south of the school and when it’s
refuse collection day or vans and lorries need to access businesses in Lower Lumsdale
it can be chaotic. If more housing is allowed then this road, for everyone’s sake, will
have to be re-assessed as some type of ‘Access Only’ route.
I love our town but increasingly it is becoming less and less pleasant to live here
because of the traffic burden. Many local people already have to time their visits into
town and calculate where best to go to avoid crunch times, and windows of
opportunity are getting less and less as cars burgeon. I understand that there is
pressure on councils to build more houses but all planners have a responsibility to
existing residents for what they agree to and the effect it will have. Most of us are
feeling evermore stressed because of the town’s congestion but there must be many
residents who literally feel under siege, especially if they live in the older streets in
the town.
With the sincere wish that the above concerns will help convince planners not to
approve of more housing to the north of the town,
SUGGESTED CHANGE TO PLAN
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Legal
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Compliant
with Duty to
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Officer Comment
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No

SUPPORT

See Officer comments in repect of rep
No. 5664/2.

No Change.

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3143/314

Mrs Janet Uphill

HC2 DS4

No

No

REPRESENTATION
Flooding, large volume of traffic, wildlife, access issues, very narrow road onto the
estate via Cavendish Road. Parking issues,. Remoteness of the site, you have to rely
on a car the least sustainable method of transport and loss of 100% Greenfield. I
also support the technical statement that is being prepared and submitted separately
by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
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SUPPORT
I believe for the Local Plan to be compliant and sound, it should have taken into
account the increased potential hazardous situation of 100% increase in traffic flow
on our smaller roads. There is a major high-school situated a few yards away from one
access point to the proposed development,(Gritstone Road) with a pelican crossing
sited for the use of students. This holds up traffic frequently during school term time,
so with the enormous increase in the inevitable volume of traffic this in itself will
cause delays and dangers to students trying to get to school and back, not to mention
back log of traffic leading back down to the major A6 road into Matlock. Cavendish
Road is a poor access route to the Pinewood Road side of the proposed development,
with access only for one lane of traffic, as parked cars are a hinderance. This is also an
emergency vehicle access problem. Recently we have experienced major delays
where two buses tried to pass each other on this dreadful road, and the back-log of
traffic affected all minor roads i.e Wellington Street, Bank Road, Chesterfield Road,
Smedley Street. This problem will happen frequently. Safety of our existing residents,
young, old, disabled and able bodied should be a priority. These new houses will
increase risk to residents both pedestrians and vehicles. The fact that our schools are
over crowded both primary and secondary should also be noted, Highfields Upper
School can only accommodate years 9,10, 11, 12 & 13 because of the small size of the
plot and, years 7 and 8 have to be accommodated at Starkholmes Road. To increase
the pupil register significantly with the build of the 400+ homes will not be
sustainable, and will not be in the best interests of present pupils and staff. Our
doctors surgeries are also operating at a high volume of patients, indeed it can take
up 2 weeks to get an appointment in their surgeries, so to significantly increase the
number of patients will only make waiting times much longer for existing patients and
therefore is not a sustainable practice. Matlock has a large number of senior citizens
whose health maybe failing, they need access to doctors quickly not being told "sorry
we have no appointments for another two weeks", this quite frankly is not acceptable
and does not offer care in the community. It is putting the health of our senior
citizens (and other ill people) at a much higher risk. Public transport is not frequent
and to build houses up at the top of Matlock's steep incline is not practical, many of
those new residents will be elderly or will be young familes with babies in buggies etc,
so they will not be able to "walk up and down" to town to use the facilities that
Matlock offer, ie. Dr's surgeries, shops and leisure.This will put pressure on them to
use their own transport, thus clogging up the road system further. The increase in
traffic flow will be immense at peak times, i.e. school runs and people travelling to
and from work. Job vacancies in Matlock are very low, there is a large number of
unemployed people living here already, to influx Matlock with this enormous amount
of new build houses will only add to this ongoing problem. Our current young
population will have to move out of the area to search for work, so it is not
sustainable to have more "job seekers" in the area, when the job situation is dire. The
proposed site is also a haven for wildlife and endangered species, to take away their
habitat is sacrilege. This will be the end of our Badgers, Foxes, Bats, and Birds to
name but a few.

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6197/782

Jill Armshaw

HC2u

No

No

REPRESENTATION
To build 400+ houses on land adjacent to Gritstone Road and Pinewood Road is
unsound in the first instance due to excess flooding. It has always been a problem
and because of how the land lies it will continue to be a problem. To build in excess
of 400 houses on a flood plain will only increase this problem to existing residents.
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We have heard that the builders say they can deal with the flooding issue, (this in
itself lets us know that they accept there is a massive problem here), but will only
become apparent once the properties are insitu, which will of course be too late, and
the problem will increase over a period of time, with the winters and with increased
drainage problems bought about by these new properties.
I believe for the Local Plan to be compliant and sound, it should have taken into
account the increased potential hazardous situation of 100% increase in traffic flow
on our smaller roads. There is a major high-school situated a few yards away from one
access point to the proposed development,(Gritstone Road) with a pelican crossing
sited for the use of students. This holds up traffic frequently during school term time,
so with the enormous increase in the inevitable volume of traffic this in itself will
cause delays and dangers to students trying to get to school and back, not to mention
back log of traffic leading back down to the major A6 road into Matlock. Cavendish
Road is a poor access route to the Pinewood Road side of the proposed development,
with access only for one lane of traffic, as parked cars are a hinderance. This is also an
emergency vehicle access problem. Recently we have experienced major delays
where two buses tried to pass each other on this dreadful road, and the back-log of
traffic affected all minor roads i.e Wellington Street, Bank Road, Chesterfield Road,
Smedley Street. This problem will happen frequently. Safety of our existing residents,
young, old, disabled and able bodied should be a priority. These new houses will
increase risk to residents both pedestrians and vehicles.
The fact that our schools are over crowded both primary and secondary should also
be noted, Highfields Upper School can only accommodate years 9,10, 11, 12 & 13
because of the small size of the plot and, years 7 and 8 have to be accommodated at
Starkholmes Road. To increase the pupil register significantly with the build of the
400+ homes will not be sustainable, and will not be in the best interests of present
pupils and staff. Our doctors surgeries are also operating at a high volume of patients,
indeed it can take up 2 weeks to get an appointment in their surgeries, so to
significantly increase the number of patients will only make waiting times much
longer for existing patients and therefore is not a sustainable practice. Matlock has a
large number of senior citizens whose health maybe failing, they need access to
doctors quickly not being told "sorry we have no appointments for another two
weeks", this quite frankly is not acceptable and does not offer care in the community.
It is putting the health of our senior citizens (and other ill people) at a much higher
risk.
Public transport is not frequent and to build houses up at the top of Matlock's steep
incline is not practical, many of those new residents will be elderly or will be young
familes with babies in buggies etc, so they will not be able to "walk up and down" to
town to use the facilities that Matlock offer, ie. Dr's surgeries, shops and leisure.This
will put pressure on them to use their own transport, thus clogging up the road
system further. The increase in traffic flow will be immense at peak times, i.e. school
runs and people travelling to and from work. Job vacancies in Matlock are very low,
there is a large number of unemployed people living here already, to influx Matlock
with this enormous amount of new build houses will only add to this ongoing
problem. Our current young population will have to move out of the area to search
for work, so it is not sustainable to have more "job seekers" in the area, when the job
situation is dire. The proposed site is also a haven for wildlife and endangered species,
to take away their habitat is sacrilege. This will be the end of our Badgers, Foxes, Bats,
and Birds to name but a few.
SUGGESTED CHANGE TO PLAN
It is my belief that there are alternative brownfield sites available that should be
visited before taking away our beautiful scenery. We have Riber Castle on our skyline
it has been there since 1866 and overlooks its glorious countryside, indeed what a
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view it will be come should this suggested eyesore take place. The Derbyshire Dales
would no longer be Derbyshire Dales, but Derbyshire Concrete, so maybe the council
will have to change their name so it will fit in with its surroundings, because it most
certainly will not be green fields any longer. The sites along the A6 corridor would be
compliant to make the Dales Local Plan legally compliant, i.e.Waters Garage Darley
Dale, and Matlock Transport Site. There is also Hall Dale Quarry site which lends itself
naturally for this purpose, the new relief road is already in place so access will not be
an issue. There would be far less disruption to local residents. Matlock naturally
merges into Darley Dale by way of its meandering river, as does Matlock into Matlock
Bath. The Slater Mining site is also availabe for building purposes. All these sites are
brownfield and should be counted and included into the target count, there are no
proven flooding issues with these sites as there are with Gritstone Road and
Pinewood Road. Build on the brownfield sites and let Derbyshire Dales live up to its
name. Tourism would decline, it would become a sad concrete jungle not the lovely
market town it known as countrywide.
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See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1475/753

Colleen Marples

policy HC2 /
specifically
policy DS4.

Yes

No

REPRESENTATION
NO: it is not positively prepared
Why is site HC2(u) - Gritstone / Pinewood site being so strenuously pursued?
Many residents strongly feel that one of the sites allocated on the local plan - site
HC2(u) Gritstone Rd / Pinewood Rd - is being actively promoted above all others, and
the council and its officers are taking every opportunity to make it as attractive as
possible to developers, even to the point of changing the size of the site to
accommodate their needs.
Despite the district council denying any communication with interested developers
we know that William Davies are actively scoping out the site and will be putting in a
planning request shortly.
There is currently an FOI complaint lodged against the council due to its denial of any
correspondence with the developer or its agent.
DDDC recently agreed to adding another 10 hectares to the proposed HC2(u) site to
enable the interested developer to use the additional land to facilitate drainage
works.
This change was done very stealthily and a revised map for the new proposed site
boundary was not included with the original committee report announcing the
change.
In fact a revised map was not forthcoming in time for the meeting to discuss the
change, so how were the general public (or indeed council members) meant to
comment knowledgeably on something they had not had sight of?
I know that the Local Plan’s purpose is to identify potential, viable, development sites
but I did not realise it was also a mechanism that allows councils to hand craft
proposed sites to developers exact specifications.
The fact that this site has been railroaded through the plan, despite the many
pertinent objections, raises serious questions about the bias that had become
apparent and the double standards that are being applied to this site.
The chair of the Local Plan Advisory Committee, Cllr Lewis Rose, has been quoted as
saying that removing this site would effectively be firing an “Exocet missile into the
side of the local plan”.
I question just how solid and sound a local plan can be if it can fall apart if just a single
site is removed?
The fact is that this site, as the third largest proposed, is virtually underpinning the
whole plan and this is sole reason it has not been removed in the face of ongoing,
strenuous local objections.
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To take it off risks the collapse of the whole process and officers will not let that
happen.
To my mind this makes the Gritstone / Pinewood Rd site a sacrificial lamb to preserve
the district council’s reputation after already having to withdraw one draft local plan
due to lack of co-operation with neighbouring authorities.
This site has consistently attracted the greatest number of objections and comments
out of all the local plan sites. A petition of over 500 names has previously been
submitted to the council to object to the site’s inclusion.
This site was rejected by the district’s own Local Area Plan Advisory committee after
months of listening to arguments but then reinstated at full council by members who
have not been involved in the planning process and were clearly voting on party
political lines.
How can this process be objective, unbiased and sound when one site has been
singled out for inclusion no matter what the cost?
We know that given a chance, developers will cherry pick our greenfield sites above
all others which is why I implore you not to allow Derbyshire Dales District Council to
hand this site over to them, gift wrapped, on a plate.
- Lack of transparency over infrastructure
The local plan does not include detail or reassurances about meeting future
infrastructure requirements. As the local plan, as it stands, will have the result of
increasing the population of Matlock by approx. 33% this is very concerning.
DDDC mentions the statutory consultation with Derbyshire County Council as the
highways and education authority who have raised no objections to the district wide
plan.
However this response does not concentrate on the impact to specific areas, it only
seems to look at the impact as averaged out across the district as a whole.
But it is quite clear the Matlock already has huge issues with lack of GP appointments,
school places and road networks that are at their limits already.
Simply pushing through a plan without due regard to the specific, localised impact on
individual towns seems ridiculous.

NO: It is not justified.
We do not feel that the local plan as it currently stands is the most appropriate
strategy. It appears to hinge on the inclusion of just one or two strategic sites. One of
which is the Gritstone / Pinewood Rd site.
We are aware that simply arguing to remove a highly contentious and problematic
site off the local plan may not be enough therefore here are a list of alternative sites
and options to be considered:
1. There is a substantial swathe of development land for sale in Wessington adjacent
to another recently developed housing site and close to the main road. Is this within
DDDC or Amber Valley’s jurisdiction? Is it included in either authority’s Local Plan? If
not, why not?
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2. The former Peacock pub site in Oakerthorpe is now derelict. This site is close to
another recently developed housing site and has good access to transport links.
3. There were several brown fields sites that were put forward for inclusion on the
Dales local plan but were not included due to timings and lack of information.
Instead they are destined to become “windfall sites” that go nowhere to achieving the
OAN targets.
Why not include those in the local plan and use them to contribute to the total
allocation figure? Then you can reduce the reliance on greenfield sites that are
currently needed to make up the overall housing numbers.
According to the site promoters, information has since come forward on several
rejected sites that should be sufficient to have them reinstated on to the plan but the
council has chosen not to do so, despite the fact that this would contribute to fulfilling
the OAN figure.
The sites include:
•
HC2(i) Land at Slinter Mining Ltd, Cromford Hill, 28 dwellings
•
HC2(j) Land at Bridge Garage, Darley Bridge 13 dwellings
•
HC2(z) Land at Matlock Transport, Northwood Road, Northwood 14
dwellings
4. Land at the Whitworth institution. Again this was rejected due to lack of
information being available at the time. It is not contentious and will help the charity
survive as well as provide much needed social housing for older people –one of the
key housing targets.
Why is this not being included?
5. Increase housing density on brownfield quarry sites. There are several large scale
former quarry sites included on the local plan.
However the housing density on most of them seems very low, especially when
compared with the proposed density on greenfield sites such as HC2(u) - Gritstone Rd
/ Pinewood Road.
Why not increase the proposed density on these brownfield sites, especially Halldale
Quarry, to alleviate pressure on greenfield sites?
DDDC’s answer seems to be that the brownfield sites need too much work to clean up
and are therefore not attractive options.
Shouldn’t that be the very reason for them being utilised before any other sites are
sacrificed to developers? There are government grants available for remediation
work, why have these not been strenuously pursued?
If greenfield sites are on offer then we all know that they will be built on first leaving
these industrial quarry sites as derelict eyesores for decades to come, pulling down
the character and appeal of the town as a whole.
6. Darley Dale Town council came forward in 2015 with the alternative of a Garden
Village.
This would provide a new site for 1000s of homes complete with all the necessary
infrastructure capacity required for a large scale development. Infrastructure of the
scale that is simply not available in Matlock. Existing highways, schools and GPs
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surgery are already creaking at the seams.
However the garden village idea has been dismissed very quickly. Why can this not be
looked at more proactively by DDDC?
NO: it is not effective.
One highly contentious question that surrounds the whole of the DDDC local plan is
why has there been no attempt to recognise or mitigate the effect of the Peak District
National Park?
Due to the size of the park, and the restrictions placed on development within
national park boundaries, the cumulative effect is that almost all of the Derbyshire
Dales housing needs must be met in approx. 50% of the district.
This places overwhelming pressure on the towns and villages in the south east of the
district to absorb the majority of the housing allocation.
How is this fair and why is the government not looking into this?
Why can’t districts in this position be allowed to put forward a plan where the list of
sites identified provide overall housing numbers that are lower than the district’s
objectively assessed housing needs without being penalised?
NO: It is not consistent with National Policy.
The allocation of certain sites within the draft local plan are contrary to many of the
National Planning Policy Framework’s policy and indeed to policies within DDDC’s
own local plan.
This is covered in detail below in my objection to inclusion of site HC2(u) - Gritstone
Rd / Pinewood Road.
Derbyshire Dales residents are well aware of the pressure being put upon local
councils to allocate land for development. We are not NIMBYS, we are not antiplanning nor are we anti-development.
However we feel that in the fevered rush to allocate land, inappropriate sites have
been included on the draft Local Plan that are problematic to develop and will have
severe, adverse, and long lasting impacts on the existing communities that border
them.
This is a lengthy statement but it clearly shows the extent of the issues surrounding
the sustainability and viability of one of the allocated sites HC2(u) - Gritstone Rd /
Pinewood Road site.
This site is currently included on the Derbyshire Dales Local Plan to provide 430
houses but has a myriad of problems that i feel make it unviable, undeliverable and
unsustainable.
•
Loss of green field site, established trees and hedgerows as well as loss of
wildlife habitat
Inclusion of this site will be contrary to the NPPF in that it is 100% greenfield and will
see the loss of significant wildlife habitat.
Below is a list of wildlife spotted by residents at the Gritstone Rd portion of the site.
•
Pipistrelle bats – hunting ground and roosts in local trees
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•
Badgers – sets spotted in the proposed site area
•
Foxes
•
Reed Bunting, Bull Finch, Meadow Pipit, Dunnock, Housemartin, Kestrel,
Swift, Black headed gull, Snipe and Mallard have been spotted in the site – all of
which are on the British Trust for Ornithology “birds of conservation concerns ed 4”
“Birds of Conservation Concern – Amber List for Species in Decline”
•
Fieldfare, Merlin, Woodwarbler, Cuckoo, Starling, Song thrush, Missle thrush,
House Sparrow, Linnet, Yellowhammer and Redwing have been spotted in the site –
all of which are on the British Trust for Ornithology “birds of conservation concerns ed
4” “Birds of Conservation Concern – Red List for Species in Severe Decline”
•
Siskin, Redpoll, Brambling, Blue Tit, Coal Tit, Great Tit, Long Tailed Tit and
most common UK finches spotted all year on the site and in surrounding gardens
•
Raven, Buzzard, Kestrel, Sparrow Hawk, Hobby, Tawny owl and other
hunderines (swift, swallow, house and sand martin)
•
Many UK bee species.
•
Frogs
Loss of such habitat is contrary to the Government's National Planning Policy
Framework which states that the planning system should:
“Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils;
- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
•
Localised road safety – The proposals to create a housing estate that is twice
the size of some existing Derbyshire villages would result in potentially hundreds if
not thousands of extra traffic movements each day on small, already congested,
residential roads.
This increases the danger for existing and new residents, especially children and the
elderly.
Many of the roads immediately surrounding the site are seriously congested with
parked cars and this already causes emergency vehicles immense problems when
trying to reach people.
•
School pupil safety - Pupils from Highfields secondary school walk along
Chesterfield Road, many of them are dropped off on Wolds Road and also get the
school bus from stops close to the proposed main access to the new development
site.
The increased traffic that an estate of 430 houses will create will severely impact on
their safety especially when you consider the cumulative effect of traffic from other
proposed developments including those at Moorcroft and Asker Lane, that will all exit
onto Chesterfield Road.
During a traffic survey that was conducted by residents on three consecutive days,
vehicles were observed consistently travelling at far higher speeds than the 30mph
limit on Chesterfield Road. Add in 100s of extra vehicles trying to exit onto that road
and you have a recipe for disaster.

•

Wider traffic impacts – The recent Transport Evidence Base included in the
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agenda of the July 11 Local Plan Advisory Committee meeting, shows that if the full
allocation of housing for Matlock as proposed on the current draft local plan goes
ahead then the town will see an increase in population of 33% (with no infrastructure
or facilities being developed to cope with the increase.)
Table 5.1 of the Transport Evidence Base clearly shows that with the planned
development traffic flows Chesterfield Road would see an increase in traffic of 100%
and Bank Road would see an increase of 106%.
The report states:” Each of the key junctions within Matlock could be expected to
experience increases in traffic above the 30% threshold identified in the IEA guidance.
As such, there would be a material impact at these junctions based on the amount of
housing proposed, under a scenario in which there was no complementary
mitigation.”
The full housing allocation would also result in a 39% increase at Matlock’s already
crowded Crown Square, and this is assuming ALL possible transport mitigation
measures have been undertaken. How can this not be classed as a severe traffic
impact?
The Transport Evidence Base report goes onto state that ”The physical constraints
surrounding Matlock (principally being the river valley walls, river, and railway line)
including those that led to the partial bypass associated with the Sainsbury’s
development, means that no medium / major highway scheme has been identified to
further mitigate development traffic.
“As such, sustainable travel initiatives are likely to be the only realistic schemes in the
short to medium term, without a major scheme being brought forward to support the
wider development of the town.”
The report basically admits that there is very little that can be done to avoid complete
traffic chaos in Matlock apart from expecting people to walk and cycle more.
Given the fact that Matlock town centre is situated in a steep sided valley with
significant climbs to the North of the town this is a somewhat ridiculous suggestion.
Bearing in mind the severe gradient from the centre of Matlock to the proposed
Gritstone / Pinewood Rd site, this is a pipe dream at best and an outright deception at
worst.
•
Site on the fringe of town in elevated location - The Dales population is
forecast to be an ageing one, therefore putting housing at one of the highest points
above the town centre (more than 800 feet above sea level) is ridiculous for that
target audience.
DDDC’s publication 'Your Local Plan, Nov 2015' clearly states RE population that there
will be: "A 43% increase in people aged 60 or more, but the biggest change will come
in the 75+ age group, where an 88% increase is forecast"
Residents of any age without cars will be effectively stuck as public transport is not
frequent and Gritstone Road in particular is virtually inaccessible during bad weather
as the site is above the snow line.
Not to mention that the severe gradient of the hill from the town centre and the
closest “amenities” on Smedley Street is simply insurmountable for older people.
In 2016 Bank Road hosted the Aviva Women’s Tour and the climb was branded as
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“brutal” by pro athletes. It is not exactly an easy “10 - 20 minute walk” to amenities
for anybody is it, let alone members of the predicated aging population.

•
Sustainable Transport usage - The National Planning Policy Framework 2012
says: “In preparing Local Plans, local planning authorities should therefore support a
pattern of development which, where reasonable to do so, facilitates the use of
sustainable modes of transport.”p9 NPPF
In that case the site behind Gritstone Road and Pinewood Road is certainly not the
right sites - its elevated situation, and tendency to become snow bound, means that
car ownership is absolutely necessary in winter.
That means that any development here is effectively encouraging increased use of the
least sustainable method of transport – the car, in direct contravention of NPPF
policies.
•
Distance and gradient from amenities - The initial site assessment for the
Gritstone / Pinewood Road site rather disingenuously claims a "10-20 minute’s walk,
approx. 1200m to local shopping centre on Smedley street"
Again this conveniently ignores the extremely severe hill gradient that has featured in
several national cycling hill climb championships in the past.
Bank Road is 0.6 miles long and has an average gradient of 10% and a maximum
gradient of 20%.
To put that into perspective in terms of accessibility for the average person, it was
used as the National Hill Climb venue in 2008.
A shorter version is used every year in the Matlock CC double hill climb event. It was
also the venue for the 2016 national hill climb championship.
The publication “100 greatest cycling climbs – a road cyclist’s guide to Britain’s hills” is
a list of some of the hardest climbs in the UK. Bank Road is included at number 31.
In addition in 2016 Bank Road hosted the Aviva Women’s Cycle Tour which described
it as ”brutal” – not exactly scoring high on accessibility or sustainability is it?
Also the ‘local shopping centre” on Smedley Street that is referenced in the site
assessment consists of two hairdressers, a news agent, a beauty salon and two café /
food outlets one of which is closed at the weekends.
You can’t do a comprehensive shopping trip for essentials without heading into
Matlock, Alfreton or Chesterfield, which requires a car.
•
Access and visibility for exits from new site onto existing road network.
Residents neighbouring the proposed development site already have plenty of
experience of how hard it is to get onto Chesterfield Road and Wellington Street
during peak rush hour.
Hundreds, if not 1000's of extra traffic movements each day will create a backlog of
traffic that stretches back along all roads.
There is already a serious question mark over developers being able to achieve the
required visibilities at the Wolds Rd / Chesterfield Rd junction and previous planning
applications for the Wolds Farm area have been refused at appeal as a result of this
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issue.
•
Drainage / Flooding – Gritstone Road, Bentley Close, Wellington Close,
Amberdene and other areas close to the proposed sites already have problems with
run-off water from the proposed site which is consistently boggy and waterlogged,
even in summer.
Despite this the initial site assessment for the site was green – no risk of flooding. This
is a claim that all households that border the site strenuously dispute.
Photographic and video evidence clearly disputes this assessment and a examples of
this will be submitted. You can also see many photographs here:
https://savematlocksgreenfields.wordpress.com/archaeological-and-topographicalinfo/
You can also view Youtube footage of the flooding that occurred on Monday 28
March 2016 off the site onto Amberdene and Wellington Street here:
https://www.youtube.com/watch?v=e8L5f_gW7VE
Here’s a link to several video of flooding from the site’s proposed access point on
Bentley Close and well as footage of the “pond” that is visible in the Gritstone Road
site for at least three / four months of the year.
https://www.facebook.com/saveourmatlockgreenfields/videos
Despite a wealth of evidence to the contrary DDDC have never amended the site
assessment to reflect the true picture. As a result I feel that the initial site assessment,
and any decisions based on it, are flawed.
The Gritstone Road element of the site is covered in natural springs and there is a
history of homes in the vicinity being flooded - on some occasions garages and
gardens have been filled with sewage.
Several existing houses are already built on rafts due to the wet nature of the site and
other properties have suffered subsidence and are underpinned due to sodden clay.
Building on the site will cause even more problems with flooding for existing
properties and could even potentially impact on home insurance in the future.
Developers may claim to be able to "mitigate" drainage issues, but you only need take
a look at the scale of the drainage that was required at the Morledge development at
Darley Dale (approx 200 new homes – half the number proposed for our sites).
This entails huge drains that run under the A6 and expel water into a field at the other
side. All this for a development half the size of the one proposed for Gritstone /
Pinewood.
Are the council or developers proposing drains this size be installed and if so, where
will they be put, who will foot the bill and where will all the run-off water go (as the
sites are at the very top of Matlock surely the water can only go flow downwards
towards the town?)
The Environment Agency’s Flood Risk Assessment clearly shows several areas that are
at high risk of flooding from surface water in the proposed development site
You can view the relevant online map here: http://watermaps.environmentagency.gov.uk/wiyby/wiyby.aspx?topic=ufmfsw&scale=9&ep=map&layerGroups=def
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ault&lang=_e&y=360306&x=430419#x=430488&y=360675&scale=11.
To the right of The Wolds area you can clearly see circled blue spots in both the
Gritstone Rd and Bentley Close areas indicating a High Risk of flooding from surface
water. One of which causes the “pond” that is observable in the Gritstone Road site
for many months of the year.
The geology of the site will make it nigh on impossible for any developer to
successfully mitigate the standing water and flooding issues.
In a nutshell, the underlying layers of sandstone and basalt of the site makes it
difficult for water to disperse naturally.
While water can slowly penetrate the heavy clay top layer and sandstone it can’t
continue to soak straight down due to the impenetrable layer of basalt.
Instead it has to find its way horizontally along the rock, meaning it heads straight for
(and under) existing properties that border the site.
This dispersal occurs naturally and gradually throughout the year but still leads to
issues, especially after heavy rainfall when water can be seen bubbling up through
roads, gardens and pavements adjacent to the site.
Building on top of this particular topography will severely impact the site’s ability to
naturally disperse the water over a prolonged period of time.
Unless a developer can entirely remove the underlying bedrock of the site it is difficult
to see how they will mitigate this issue.
For a very detailed explanation of exactly how the geology of the proposed site
impacts on effective drainage and the issues it creates (including flooding, water
damage and subsidence) a report can be read here:
https://savematlocksgreenfields.files.wordpress.com/2016/01/objection-march2016.pdf
•
Expanding the boundary of Matlock – The Gritstone Road / Pinewood Rd
proposal already necessitates extensive redrawing of the current Settlement
Framework Boundary as it currently sits outside it.
Where will the council draw the line – will they allow Matlock to just continue to
sprawl into open countryside until it meets Chesterfield? Allowing this development
sets a precedent for future expansion and development into further greenfield sites
to the North of the town.
•
Jobs for new house holders – There are no large scale employment
opportunities in Matlock. The main employer – the county council – is contracting not
expanding. This development will house people commuting to nearby towns and
cities, effectively creating a dormitory town of residents with little engagement or
affiliation to Matlock itself.
•
Schools and amenities for new house holds – An influx of additional school
age pupils will cause overcrowding issues with existing schools. Likewise with GPs,
which are already overcrowded and at capacity.
•
Housing density
The Gritstone Rd / Pinewood road site is the third largest site in terms of housing
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density.
How it is permissible that a site of our size is allowed to take 430 houses whereas the
larger brown field quarry site at Halldale is barely allocated half of that?
SUGGESTED CHANGE TO PLAN
What changes are necessary to make the plan positively prepared?
- Remove the highly contentious Gritstone / Pinewood Road site from off the local
plan. Its inclusion is contrary to many NPPF policies and indeed policies within DDDC’s
own proposed local plan.
- Clarify how the plan will guarantee to deliver the scale of infrastructure needed to
support the next 17 years of development and beyond in a sustainable fashion.
What changes are necessary to make the plan justified?
Revisit the brown field sites and Whitworth Institute site that have been
excluded now that new information has come forward and use them to contribute to
the OAN total instead of being used as windfall sites.
-

Increase the housing density proposed for the large brownfield sites

Look again at the New Garden Village proposal - Darley Dale town council
came up with a proposed alternative to the current site allocations – the creation of a
New Garden Village.
This would alleviate the pressure on precious greenfield sites and congested Tier 1
towns that currently must bear the brunt of the majority of the development.
A new garden village would also allow for sensitive development complete with
appropriate supporting infrastructure. This idea was strongly supported by residents
but dismissed with very little consideration.
What changes are necessary to make the local plan effective?
We ask that the Inspector demands that central government properly acknowledges
the limitations placed on districts that contain National Parks and set out a
comprehensive way to deal with this unfair anomaly.
What changes are necessary to make the local plan consistent with national policy?
Remove the site HC2(u) - Gritstone / Pinewood Road site from the draft local plan as
its inclusion is contrary to both NDPP and Derbyshire Dales Local Plan policies.
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

3143/311

Mr Brinley
Uphill

HC2 DS4

No

No

REPRESENTATION
Flooding, large volume of traffic, wildlife, access issues, very narrow road onto the
estate via Cavendish Road. Parking issues,. Remoteness of the site, you have to rely
on a car the least sustainable method of transport and loss of 100% Greenfield. I
also support the technical statement that is being prepared and submitted separately
by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

704/410

Mrs Wendy
Marples

Hc2-DS4

Yes

No

REPRESENTATION
I do not consider that the Derbyshire Dale Local Plan is sound for the following
reasons withSpecific reference to policy Policy DS4 Land off Gritstone/Pinewood Road
I do not feel the Local Plan isPositively Prepared
the inclusion of the site Gritstone/Pinewood Road appear to have been 'cherry
picked' to be a convenient building plot for developers with a recent add-on of 10
hectares. With all the geological issues of springs in the land above and in the site it
throws up a query about the lack of preparedness in the plans for development.
There is no map of the site with the revised boundary so how can people make an
informed decisions? The DDDC have stated that removal of this site from the Local
Plan will jeopardise the entire plan, but how can the Plan be sound if one site can
scupper the whole Plan? They have obviously relied on the site from the beginning.
When the Planning Advisory Committee voted in favour of removing this site from the
plan altogether, this was later ignored at a full council meeting. This throws up a
multitude of queries of the Local Plan's 'soundness'. With regards the infrastructure,
the Local Plan does not include detail/reassurances about meeting future needs with
regard to road networks/GP practices/schools which are all pushed to the limits at
present and with another 400 households will result in overcrowded roads, schools
and surgeries.
I do not feel the local plan isJustified
The Gritstone road/Pinewood Road site was initially assessed as 'green' with no flood
risk. Many of the residents in this area have regularly experience flooding, not only in
their gardens but also the foundations and inside their properties to the point where
their insurance premiums have rocketed and made their homes unsellable. Several
houses are built on rafts and sumps have been installed to offset the problem. There
is historical evidence of the the water courses on this hillside of historic interest. How
can the site be assessed as 'green' re. flood risk? NPPF states that in paragraph 101 ' a
sequential flooding test should be carried out before allocation of sites'. Has this been
done?
Why has this site got high housing density compared with lower levels on other sites
e.g. Hall Dale Quarry?
There were other 'brownfield' sites put forward, but not included at this stage- why is
this? These include Hc2 (I) land at slinter Mining Ltd, Cromford Hill Hc2(J) Land at
Bridge Garage, Darley Bridge Hc2(z) Land at Matlock Transport, Northwood Road and
land offered by the Whitworth Institute that has not been included. In February 2015
a proposal was put forward by Darley Dale Town Council as an alternative to the
current site allocations. It involved the creation of a 'Garden Village'. this proposal
would allow for a sensitive development with appropriate supporting infrastructure
and alleviate the pressure on 'Greenfield' sites and congested Tier 1 towns that
currently bear the brunt of the majority of development. This idea was strongly
supported by residents and Matlock Town Council. BUT unfortunately dismissed by
the DDDC with many excuses why it couldn't be achieved or even considered.
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I do not feel the local plan isEffective
The 'peak national park' effect means that the Derbyshire Dales housing allocation,
almost 100%must be fitted into just 50% of the district due to the restrictions on
building in the Peak District National Park, which seems unfair. If the DDDC should be
allowed to offer a reduced housing figure with effective negotiation with its
neighbour.
I feel that the Local Plan is notConsistent with National Policy
The allocation of site DS4 Off Gritstone/Pinewood Road and therefore the whole Local
Plan is not in line with many of the national policies.
Site on the fringe of town in elevated position
NPPF 2012 states "in preparing Local Plans, local planning authorities should
therefore support a pattern of development which, where reasonable to do so,
facilitates the use of sustainable modes of transport' p9 nppf
If the housing is primarily for an ageing population, as predicted for the Dales, then
putting homes at one of the highest points above the town is not sensible. People
without cars will be stuck in bad weather. I would suggest that Gritstone/Pinewood
Road is certainly not the right site in that case, as its elevated position and tendency
to become snowbound means car ownership is essential in Winter. This means that
any development on this site is effectively encouraging use of the least sustainable
forms of transport.
LIGHT POLLUTION
P29 NPPf 'planning policies and decisions should limit the impact of light pollution
from artificial light on local amenity , intrinsically dark landscapes and nature
conservation'. This development could significantly extend light pollution on the north
edge of Matlock.
NOISE POLLUTION affecting households
NPPf p26 states that the planning system should enhance the local environment by
'preventing both new and existing development from contributing or being put at
unacceptable risk from, or being adversely affected by unacceptable levels of soil, air
water or noise pollution or land instability'. and
'Planning policies and decisions should aim to avoid noise from giving rise to
significant adverse impacts on health and quality of life as a result of new
development.' nppf p29
The proposed development would cause significant visual and noise related
disruption to existing residents for many years.
LOSS OF GREENFIELD SITE- established trees hedgerows as well loss of wildlife
habitats, loss of habitats is contrary to the NPPF p26/7 which states that the planning
system should 'contribute to and enhance the natural and local environment by:protecting and enhancing valued landscapes, geological conservation
interests and soils;
● recognising the wider beneﬁts of ecosystem services;
●minimising impacts on biodiversity and providing net gains in biodiversity
where possible, contributing to the Government’s commitment to halt the overall
decline in biodiversity, including by establishing coherent ecological
networks that are more resilient to current and future pressures;
The proposed development would certainly have a significant impact on: pipistrelle
bats, badgers, foxes, many species of birds ie raven, buzzard, kestrel, sparrow hawk,
merlin tawny owl the majority of which are 'birds for conservation concern' by the
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RSPB. Wintering birds in this area are fieldfare and redwing also on the RSPB list for
concern in serious decline. Many UK bee species.
IN CONCLUSION
The nppf states that planning should 'encourage the effective use of land by re-using
land that has been previously developed (brownfield land), provided that it is not of
high environmental value.' p6 nppf
We should be ensuring sure that all brownfield sites are developed effectively before
any greenfield sites
SUGGESTED CHANGE TO PLAN
Changes that are necessary to make the local plan sound.
Positively prepared
Site DS4 Gritstone/ Pinewood Road is not suitable with regards transport, as it will be
on an elevated position where many residents will still use their cars in preference to
catching buses (even if they are increased) or walking up bank road. There will no
incentives for residents, possibly elderly or with young children to walk up from the
town. And cycling is only possible for the super fit. the infrastructure of the highways
will be congested in certain areas connecting to the main Chesterfield Road and poor
visibility at junctions at busy times will result in more accidents. The roads to/from
the new 'estate' (as that's what it will be) will be snarled up and parked cars will
prevent emergency vehicles getting to their immediate destinations. It is not viable
with regards the flooding risks and there is much photographic evidence from many
residents on this issue. This is one of the many reasons the site has been rejected in
the past. The water courses are still there and so is the old pipe work. How is a
developer hoping to 'mitigate' all that without dire consequences?
Justified
Revisit the 'brownfield' sites that have been excluded as there is new information
available and use them to add to the OAN total, instead of being used a windfall sites.
Look at increasing the density in the housing proposal of the bigger 'brownfield sites'.
The new garden village proposal MUST be worth another consideration. I urge the
DDDC to work with Darley Dale Town Council to find an alternative to current site
allocations. This would alleviate the pressure on precious 'greenfield' sites and
congested tier 1 towns that currently bear the brunt of the majority of this
development.
Effective
As residents we ask that the inspector demands that central government properly
acknowledges the limitations placed on districts that contain National Parks and sets
out a comprehensive strategy to deal with this unfair situation.
Consistent with National Policy
Changes that will make the Local Plan SoundRemoval of this 100% Greenfield site-Gritstone /Pinewood Road site-DS4. The
inclusion of this site is contrary to many of the NPPF policies and policies within the
DDDC's own Local Plan. Replace it with the 'brownfield ' sites that have been excluded
now that new information has come forward. Use them to contribute to the OAN
instead of being used as Windfall sites.
I also support the technical statement that is being prepared and submitted by the
Wolds Action Group.
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6200/786

Kathleen
gregory

Hc2(u)

No

No

REPRESENTATION
I have seen 1st hand the bad flooding caused by water of those fields, and i am sure
any amount of drainage would not cure it. The traffic on there would be
horrendous,and cause more hold ups. How can you justify building on that lovely
green space,when there are other sites. Finally,how will the schools and doctors
surgery cope.
SUGGESTED CHANGE TO PLAN
Remove HC2(U) from the Local Plan.
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Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

6209/754

LAUREN
SAVORY

Policy HC2specifically
policy DS4,
land off
Gritstone
road/pinewoo
d
road,Matlock

No

No

REPRESENTATION
I would like to reiterate again my objection to site DS4 pinewood road/Gritstone road,
Matlock. I dont believe that the plan has been positively prepared as throughout the
whole process it had been clear that this site is holding the plan together and you
have never had a plan B. Basically the whole plan will fail if this site is removed. You
also gives no detail about any plans that have been put in place should the site be
passed-for instance doctors surgeries-it is a well known fact that it is near impossible
to get into the doctor in Matlock, waiting weeks for appointments, so much so i
stayed at my own doctor 5 miles away to avoid this situation. I think that it is
unjustified for various reasons. The site was classed as no flood risk...it is
acknowledged by you it is. This site for various reasons has been declined before so
why try again? I don't believe you have effectively worked with the people who will
be affected by this nor co-operated/listened to the local councillors who know and
live in this area. This site out of all listed had the most objections. It was
acknowledged by the highways agency as not suitable for the huge increase in traffic
and voted to be removed from they plan by majority vote ...yet it is still in the plan.
SUGGESTED CHANGE TO PLAN
I want to see plans and evidence that should this be passed there will be new
doctors/schools/ transport networks put in place to support the extra 1000+ people in
the area.
Revisit brownfield sites that people are begging you to include in the plan yet you do
not. Or don't class them as windfall sites...use them to make up your numbers. I was
sat in the meeting when you admitted this site isn't ideal and when it was voted by
majority to be removed from the plan for so many reasons-it is clear that it isn't viable
so please don't be the ones to ruin our town.
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

SUPPORT

Whilst the support for this policy is
noted - this representation in effect is
seeking the withdrawal of the site at
Gritstone Road from the Local Plan

No Change

HC2(u) Land off Pinewood Road & Gritstone Road, Matlock

1475/730

Colleen Marples

POLICY PD3:
Biodiversity
and the
Natural
Environment

Yes

No

REPRESENTATION
I have covered this is previous submissions. This is purely to look at 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:
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"
I support this policy however Policy DS4 (allocation of land off Gritstone / Pinewood
Rd) would be contrary to this policy.
Development on this site would destroy 100% greenfield along with a wide variety of
wildlife including:
•
Pipistrelle bats – hunting ground and roosts in local trees
•
Badgers
•
Foxes
•
Reed Bunting, Bull Finch, Meadow Pipit, Dunnock, Housemartin, Kestrel,
Swift, Black headed gull, Snipe and Mallard have been spotted in the site – all of
which are on the British Trust for Ornithology “birds of conservation concerns ed 4”
“Birds of Conservation Concern – Amber List for Species in Decline”
•
Fieldfare, Merlin, Woodwarbler, Cuckoo, Starling, Song thrush, Missle thrush,
House Sparrow, Linnet, Yellowhammer and Redwing have been spotted in the site –
all of which are on the British Trust for Ornithology “birds of conservation concerns ed
4” “Birds of Conservation Concern – Red List for Species in Severe Decline”
•
Siskin, Redpoll, Brambling, Blue Tit, Coal Tit, Great Tit, Long Tailed Tit and
most common UK finches all year on the site and in surrounding garderns
•
Raven, Buzzard, Kestrel, Sparrow Hawk, Hobby, Tawny owl and other
hunderines (swift, swallow, house and sand martin)
•

Many UK bee species.

•

Frogs

Loss of such habitat is contrary to the Government's National Planning Policy
Framework which states that the planning system should:
“Contribute to and enhance the natural and local environment by: protecting and
enhancing valued landscapes, geological conservation interests and soils;
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- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
SUGGESTED CHANGE TO PLAN
Remove site HC2(u) from the local plan as it contravenes Policy PD3 of the Derbyshire
Dales Local Plan as well as National Planning Policy Framework policies.
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Organisation

Policy/Para
No.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Support for policy S3 and the
allocation of site HC2(V) is welcomed.

No Change.

HC2(v) Land to the north of Porter Lane, East of Main Street, Middleton By Wirksworth

6298/635

Sean Ingle
Wheeldon
Brothers Ltd

Policy HC2

Yes

Yes

Yes

SUPPORT
The Council’s evidence base, notably the Derbyshire Dales Local Plan Settlement
Hierarchy document (February 2016) and the Landscape Sensitivity Study (August
2015) provide robust justification for Policy S3 and Policy HC2(v), taking into account
the needs of the residential and business communities, explaining how Middleton
acts as an accessible settlement, which can accommodate growth of an appropriate
type and scale, thus establishing the suitability of the settlement for residential
development. The evidence base promotes the soundness of the Plan, in so far as it
being positively prepared and justified.
With regard to site HC2(v), the allocation of the site for the development of up to 45
new dwellings, which we recognise is a maximum figure, is supported. Residential
development here will make the most efficient use of the land and will further
contribute towards meeting an identified local housing need, as encouraged by the
NPPF. The layout will provide for an appropriate mix of dwellings in accordance with
emerging Policy HC11 and respond directly to the significance of the Conservation
Area, within which the site is located.
This representation recognises the Conservation Area as a relevant heritage asset
with the potential to be affected by the development of site HC2(v). The Conservation
Area was originally designated in 1980 and currently measures close to 71 hectares,
cutting through Middleton and extending southwards to include Rise End hamlet. The
Middleton-by-Wirksworth Conservation Area Character Appraisal (June 2009)
identifies ‘considerable potential for significant enhancement within Middleton-byWirksworth’ given that ‘there are relatively few modern buildings within the historic
core’. Furthermore, the threat to the long term viability of local services, the
demographic make-up of the village and the need for more affordable housing is
acknowledged within the appraisal. There are seven listed entries within the Area
albeit none are located within proximity of site HC2(v).
Central to heritage focussed planning policy, at all levels, is the need to have regard to
the desirability of preserving setting when considering change. The NPPF defines
setting as ‘the surroundings in which a heritage asset is experienced. Its extent is not
fixed and may change as the asset and its surroundings evolve. Elements of a setting
may make a positive or negative contribution to the significance of an asset, may
affect the ability to appreciate that significance or may be neutral’.
At any scale, the influence of the wider setting of a heritage asset defines its
significance and must be understood from both internal and external views and
perceptions mindful of external factors. This in turn influences the significance of the
sense of place as well as the character and appearance of the area. In this instance
the influence of the site allocation on the Conservation Area is not so significant that
the development would demonstrably affect the setting of this heritage asset.
Main Street rises through the Conservation Area, north-south. It meets the B5023,
which forms the northern boundary of the Conservation Area, and is crossed by
Porter Lane, the B5035, which is the main road connecting Matlock and Ashbourne.
Of particular sensitivity are the intermittent views into the site from Main Street and,
of lesser sensitivity, from Porter Lane. The setting of the heritage asset and the key
elements will be apprised as part of a planning application and will include detail of
how the potential impact on perceived views from both Main Street and Porter Lane
have been understood. The layout will be contextually responsive and the dwellings
will be orientated in such a way to safeguard the intrinsic character and nature of the
Conservation Area. Any cumulative impacts will be negated.
It is notable that the existing development site to south also lies within the
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Conservation Area and has been successfully developed in a way that limits any
negative impact on the Conservation Area. Indeed, the Council’s Landscape Sensitivity
Study acknowledges the site stating that: ‘there is an area of land to the south-east of
the settlement adjacent to land which is currently being developed, which has low
visual prominence and is enclosed by strong tree belts and the B5035’. This
development has been well received having sold very quickly, reflecting the demand
for new housing in the area and the ability of Wheeldon Brothers to deliver high
quality development at an affordable level.
The site would not affect any key environmental designations. Furthermore, the
whole of the site lies within Flood Zone 1 meaning it has the lowest risk of flooding.
There are no known ecological, air, noise or contamination issues with the site.
Surface water drainage would be dealt with by the way of Sustainable Urban Drainage
methods. The site is defined as being in an area of medium landscape sensitivity
whereas the majority of the district is assessed as being high.
The Council’s decision to allocate the land north of Porter Lane / east of Main Street
HC2(v) for housing development is supported. The Council’s assessments have
confirmed that the site sits in a sustainable location and is suitable for development,
in line with the requirements of the NPPF and NPPG. We are confident that any
concerns in regards to the sites location within the Conservation Area can be
adequately addressed in the detail of any future scheme. There are no overriding
constraints in terms of access, flood risk, ecology, landscape or pollution.
This representation supports the Derbyshire Dales Submission Draft Plan. For the
avoidance of doubt, the site is available for development and deliverable within the
Plan period therefore contributing towards meeting an identified local housing need.
Ultimately, the Plan is considered to be sound and it is legally compliant.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Policy/Para
No.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

SUPPORT

Comments regarding the Former
Permanite Works (allocation HC2W)
and the potential impacts of the
proposed development are noted. The
allocation is included within policy DS9
which includes a number of
requirements for development
inlcuding an historic environment
assessment. This is sufficient to ensure
that any impacts of development are
identified and mitigated within the
planning application stage. Strategic
Site allocation policies have only been
drafted for those sites which exceed
100 dwellings. No changes are
therefore required.

No Change

HC2(w) Former Permanite Works, West of Cawdor Quarry, South Darley

6165/403

Simon Haslam
and Catherine
Alcock

Hc2(W)

Yes

No

Yes

REPRESENTATION
n/a
SUGGESTED CHANGE TO PLAN
The principle of development at the Former Permanite Works, West of Cawdor
quarry, proposed as allocation Hc2(w), is supported. However, given the sensitive
location of the site, it is considered that the allocation should be supported by its own
site specific policy text. Such an approach would represent the most appropriate
strategy, when considered against reasonable alternatives (i.e the existing policy
context and absence of any site specific context), and would be based on
proportionate evidence, thereby delivering a 'justified' policy. Whilst it is accepted
that the site represents a brownfield development, the impact of the proposed
development should still be assessed in detail in respect of its landscape and visual
impact and its impact on nearby heritage assets.
A site specific policy is sought, in order to ensure that the proposed development fully
assesses these matters. It is recognised that Policy DS9 has been drafted due to the
large strategic nature of the Cawdor Quarry development scheme. Allocation Hc2(w)
is however, subject to the same landscape and heritage matters and similar technical
constraints, and whilst much smaller in size, many of the requirements set out in
Policy DS9 equally apply to Hc2(w). The proposed allocation at the Former
Permanite Works, West of Cawdor Quarry is located approximately 400m to the
North East of a group of related designated heritage assets; the grade 1 listed
Snitterton Hall, the grade 2 listed Garden Walls of Snitterton Hall, the Grade 2 listed
Snitterton Manor Farmhouse and a scheduled moated site and fish ponds. This
complex of nationally important heritage assets provides evidence for origins and
development of a medieval manorial site; such sites were a cornerstone of the
agricultural economy and the ability to experience them in agricultural surroundings
contributes to their significance. Residential development at the Former Permanite
Works has the potential to cause noticeable change within the surroundings of these
heritage assets; it is therefore essential that the impact of the development scheme
on the group of assets assessed in full through the submission of any future
applications made on the site. Furthermore any development scheme needs to be
sensitive to the landscape it sits within. As the Council's landscape officer has advised
(SHLAA2016), there is potential for an adverse impact of the landscape character,
with key features at risk. The design and layout will need to be carefully considered,
retaining existing planting and overcoming the concerns of the Landscape Officer in
respect of the existing settlement pattern. Our landscape consultants have visited
the site and concur with the findings of the Council's landscape officer. It is accepted
that the introduction of a sensitively designed residential scheme within the Former
Permanite Works could be integrated without significant harm to the existing key
characteristics within the site and to the wider setting. It is recognised that the
Council will, in all likelihood, require the provision of a full heritage Assessment and
Landscape and Visual Assessment with the submission of any application for the
development of the land at the Former Permanite Works, However, given the
sensitivity of the sites location, as already identified by the Council's Officers, it is
considered that a site specific policy will ensure the provision of this and as a
consequence full and proper consideration of the landscape and heritage impacts.
743

Chapter 6 Page 82

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
outlines mitigation measures to
adhere to where the quality of the
groundwater could potentially be
affected. The issue raised is covered
within Policy PD9 and therefore it is
considered that no changes are
required to be made to individual site
policies for development as the Local
Plan should be read as a whole when
considering proposals for
development.

No Change

HC2(w) Former Permanite Works, West of Cawdor Quarry, South Darley

3139/218

Gemma Gaskell
United Utilities

HC2(w)

Yes

Yes

Yes

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy HC2(w) in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN

744

Chapter 6 Page 82

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

SUPPORT
I support the Plan in respect of the Derbyshire Dales District as a whole, and
welcome, near Snitterton, the development of the brownfield sites of Cawdor,
Permanite and Halldale to reasonable and sensitive use and density. I fully support
the exclusion of any greenfield sites adjacent to any or all these sites. To encroach
onto sensitive greenfield areas which form a buffer between the development sites
and open countryside including the Nation Park would set a dangerous president. In
particular extending the plan to cover the Snitterton Fields area which has been
identified as not suitable for development may open the plan to legal challenge. I fully
support the exclusion of the Snitterton Fields from the Local Plan

Support Welcomed.

No Change.

HC2(w) Former Permanite Works, West of Cawdor Quarry, South Darley

6138/697

Graham Ward

Overall plan

Yes

Yes

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

SUPPORT
Support is expressed for the Site Reference HC2(w) being limited to only the former
brownfield site west of Cawdor Quarry at the former Permanite works, thus
preventing encroachment into the countryside and close to the Peak National Park.

Support for the allocation of HC2W is
welcomed.

No Change.

HC2(w) Former Permanite Works, West of Cawdor Quarry, South Darley

6253/662

Dinah Woolley

HC2

Yes

Yes

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

No

Yes

SUPPORT

Concerns related to the proposed
devlopment at Thatchers Croft
,Tansley including regarding the
density and quality of the houses are
noted. This site has been through an
extensive assessment process as part
of the SHELAA and found to be
suitable, achievable and available and
therefore developable for residential
development. The outline application
has been granted subject to a S106 for
the site. Issues such as the design of
the housing would be dealt with as a
reserved matter within a full
application for the site.

No Change

HC2(x) Land at Thatchers Croft, Tansley

5843/485

Stephen
Hodgson

HC2(x) Land at
Thatchers
Croft

REPRESENTATION
The development has already suffered several appeals and the applications rejected
only to have them overruled by the local authority.
Local peoples wishes are being ignored.
The density of housing is being dictated by the developer and should be halved.
The design of the housing is very poor and detrimental to the area.
Flood risks are being ignored but are very real.
SUGGESTED CHANGE TO PLAN
Uphold the successful appeals made against this development. Otherwise whats the
point of objecting, its going to happen anyway if the council says it will. Just relocate
if you don't like it. Thanks Derbyshire Dales
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

The site referred to under Policy
HC2(x) Land at Thatchers Croft Tansley
has the benefit of planning permission
(planning application reference
number: 16/00134/OUT ) and is
included as a commitment in the
emerging Local Plan in terms of
housing supply. The site was assessed
as suitable, available and achievable as
part of the SHELAA process. Any issues
identified through this assessment
were addressed as part of the planning
permission and conditions have been
applied. Tansley has been assessed as
a sustainable location for further
development and was assessed as a
Tier 3 settlement as part of the District
Council's evidence base paper the
'Settlement Hierarchy'. Settlements in
Tier 3 are assessed as accessible
settlements with limited facilities.
These villages are the most sustainable
villages in the rural areas which have
good social infrastructure, some local
employment opportunities and are
located on main roads with good
accessibility to the main town and
larger centres.

No Change

HC2(x) Land at Thatchers Croft, Tansley

6109/285

Linda Winder

Hc2(x)

REPRESENTATION
A development of a further 19 dwellings Is proposed. Please consider these concerns:
As above this site is outside the settlement framework for Tansley and is a Greenfield
Area. Developing this site would result in the loss of the historic green corridor from
Dethick to Tansley The site has been to appeal and was found unsuitable for
development by two appeal inspectors The site is on the opposite side of the A615 to
the main body of the village. This road is very busy and at times dangerous with
limited sight lines. Walking and cycling links to the primary school and other village
organisations/amenities are poor raising serious concerns about the safety of children
and anyone with less than perfect mobility. there are problems with drainage of
surface water on the existing development and any further development would
exacerbate these. Tansley has absorbed several developments and there is some
development already granted which will take place. It is known that there are more
sites than these two which are intending to be put forward. The village has limited
facilities with no pre-school and very poor public transport. There is no doctors
surgery and the surgeries in Matlock are already overstretched. The elderly in Tansley
are finding the logistic of making an appointment and being able to reach the surgery
very difficult. We hope that you will take these concerns seriously and not grant
permission for these developments.
SUGGESTED CHANGE TO PLAN
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Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

No

SUPPORT

Support for the settlement
development boundary is welcomed.
Comments relating to the proximity of
the settlement development boundary
at Tansley to the conservation area
are noted. The settlement
development boundary has been
drawn surrounding the allocation and
leaves a gap to the Conservation Area
which is sufficient to provide a buffer.
Specific details relating to design and
layout would be dealt with at planning
application stage and within the
decision making process the impact of
proposed development on the
conservation area would be taken into
account. No changes to the settlement
development boundary are therefore
recommended.

No Change

HC2(z) Land at Tansley House Gardens, Tansley

3225/574

Pauline Goult

HC2(z) Land at
Tansley House
Gardens

Yes

REPRESENTATION
Whilst the inclusion of a Settlement Framework Boundary for the Parish is welcomed.
There are concerns that the Settlement Framework Boundary is drawn too close to
the Lumsdale Conservation Area and Tansley House Gardens(HC2 z) abuts the
Conservation Area. By drawing the Settlement Framework Boundary so close to the
Conservation area, an important 'green buffer' essential for the setting of the
Conservation Area will be significantly reduced. The original number of homes
planned for this site was 27- planning permission was granted for this number at
Appeal (APP/P1045/A/14/2226401) Appeal decision 22Jan 2015; At this time the
Inspector was happy that the 27 houses to be built on the North East of the site would
not have a significant effect upon the Conservation Area. 'the proposed development
would retain a significant land buffer between the proposed homes and the CA
boundary, there would be a neutral effect upon the Conservation Area'. However,
since this decision the land abutting the CA has been allocated in the Local Plan
SHLAA- Policy HC2(z). It appears that the inclusion of the 'green buffer' for proposed
development is contrary to the recent Appeal Decision and a Gov Inspector's
recommendations. The Appeal is so recent and the Inspector was aware of the OAN.
It would appear that the inclusion of this site is contrary to NPPF 141 and 129, and
contrary to DDDC own emerging Local Plan - PD5.
SUGGESTED CHANGE TO PLAN
The residents of Tansley welcome the Settlement Framework Boundary, however
assurances are needed that development will not be allowed to sprawl, and
boundaries will be adhered to.
The Parish Council would like the SFB for Tansley amending, the substantial 'green
buffer' needs to be retained to protect the integrity of the Lumsdale Conservation
Area. This 'green buffer' should not be built on. Development at Tansley House
Gardens should be restricted to the original 27 dwellings, HC2(z) should be removed
from the plan, it is important that environmental heritage assets are protected.
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No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

No

SUPPORT

Comments relating to the proximity of
the settlement development boundary
at Tansley to the conservation area
are noted.

No Change

HC2(z) Land at Tansley House Gardens, Tansley

5726/179

Alex Pryor

HC2 (z) land at
Tansley House
Gardens

Yes

REPRESENTATION
I have concerns that the SFB is drawn too closely to the Lumsdale Conservation Area,
Tansley House Gardens(HC2 z) abuts the CA. By drawing the SFB so close to the CA, an
important 'green buffer' essential for the setting of the CA will be significantly
reduced. The original number of homes planned for this site was 27- planning
permission was granted for this number at Appeal (APP/P1045/A/14/2226401)
Appeal decision 22Jan 2015; At this time the Inspector was happy that the 27 houses
to be built on the NE of the site would not have a significant effect upon the CA. 'the
proposed development would retain a significant land buffer between the proposed
homes and the CA boundary, there would be a neutral effect upon the CA' Since this
decision the land abutting the CA has been allocated in the Local Plan SHLAA- Policy
HC2z, I would argue that the inclusion of the 'green buffer' for proposed development
is contrary to the recent Appeal Decision and a Gov Inspectors recommendations. The
Appeal is so recent and the Inspector was aware of the OAN. We believe the inclusion
of this site is contrary to NPPF 141 and 129, and contrary to DDDC own emerging
Local Plan - PD5
SUGGESTED CHANGE TO PLAN
Residents need the assurances that development will not be allowed to sprawl, and
boundaries will be adhered to. The SFB for Tansley needs amending, the substantial
'green buffer' needs to be retained to protect the integrity of the Lumsdale
Conservation Area. This 'green buffer' should not be built on, Development at Tansley
House Gardens should be restricted to the original 27 dwellings, HC2z should be
removed from the plan, as it is important that environmental heritage assets are
protected.
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The settlement development
boundary has been drawn surrounding
the allocation and leaves a gap to the
Conservation Area which is sufficient
to provide a buffer. Specific details
relating to design and layout would be
dealt with at planning application
stage and within the decision making
process the impact of proposed
development on the conservation area
would be taken into account. The
design and layout of the site could also
include an additional area to act as a
buffer to the Conservation Area. No
changes to the settlement
development boundary are therefore
recommended.
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. All
allocated sites in the Local Plan have
been assessed by a number of relevant
agencies and professional officers to
ascertain and identify any potential
impacts from the developments.
Where impacts have been identified,
mitigation measures are to be applied
as part of any development of the site
and these will be identified at planning
application stage through conditions
where necessary.

No Change

HC2(z) Land at Tansley House Gardens, Tansley

6109/286

Linda Winder

Hc2(z)

Yes

REPRESENTATION
Tansley House Gardens has been granted planning permission for the building of 27
dwellings. Now the developer is proposing further development of 15 dwellings.
Some of our concerns are: This increase in the number of properties would imply an
increase in the number of vehicles by possibly 100. These have to access the estate
from Church street which has serious traffic issues at the moment- before the
accepted part of the development has begun The traffic problem does not end with
Church Street because access onto the A615 is difficult and often dangerous. The
land is considered 'green field', lying outside the settlement framework boundary of
Tansley The land abuts the Lumsdale Conservation Area and to ensure the validity of
this a large green buffer zone is essential and must be retained. Plans shown by the
developer indicate a balancing pond adjacent to the Conservation Area and its
stream. This raised concerns about inflirtration of the water source along with safety
of the children. The character of the local landscape will be irretrievably
compromised. The site has been assessed by archaeologists from DCC who have
concluded that it is within an area of fossilised strip fields of high historic landscape
value. In their opinion and ours development would have an adverse effect on the
area. Tansley has absorbed several developments and there is some development
already granted which will take place. It is known that there are more sites than these
two which are intending to be put forward. The village has limited facilities with no
pre-school and very poor public transport. There is no doctors surgery and the
surgeries in Matlock are already overstretched. The elderly in Tansley are finding the
logistic of making an appointment and being able to reach the surgery very difficult.
We hope that you will take these concerns seriously and not grant permission for
these developments.
SUGGESTED CHANGE TO PLAN
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

No

SUPPORT

The NPPF is clear in it’s requirement
for Local Planning Authorities to make
every effort to meet their objectively
assessed housing need unless any
adverse impacts of doing so would
significantly and demonstrably
outweigh the benefits.The NPPF
expects Local Plans to set out a clear
strategy for land allocation. The
housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes.

No Change.

HC2(z) Land at Tansley House Gardens, Tansley

6056/319

Mr Sarah Dakin

HC2(z)

Yes

REPRESENTATION
The SFB is drawn too closely to the Lumsdale Conservation Area. Tansley House
Gardens (HC2z) abuts the CA. By drawing the SFB so close to the CA an important
green buffer is essential for the setting of the CA will be significantly reduced. The
inclusion of the green buffer for proposed development is contrary to the recent
Appeal Decision and a Gov. Inspectors recommendations. The Appeal is so recent and
the Inspector who gave permission for 27 houses to be built on the NE of the site was
aware of the OAN. The inclusion of this site is contrary to NPPF 141 and 129, and
contrary to DDDC own emerging Local Plan. PD5.
SUGGESTED CHANGE TO PLAN
Need assurances that development will not be allowed to sprawl and boundaries will
be adhered to. The substantial green buffer needs to be retained to protect the
important, historical Lumsdale Conservation Area. The green buffer should not be
built on. Development at Tansley House Gardens should be restricted to the original
27 dwellings, HC2 z should be removed from the plan, it is important that
environmental heritage assets are protected.
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All allocated sites in the Local Plan
have been assessed by a number of
relevant agencies and professional
officers to ascertain and identify any
potential impacts from the
developments. Where impacts have
been identified, mitigation measures
are to be applied as part of any
development of the site and these will
be identified at planning application
stage through conditions where
necessary.When considering planning
applications for the development of
sites the Plan should be read as a
whole, therefore considering all
aspects of the Plan including the
impact upon heritage features and
assests and the designation of
Settlement Framework Boundaries.
Polcy HC2 clearly states that 'The
District Council will work with
developers and the local community to
bring forward sustainable
developments in accordance with
other policies in the Local Plan'. It is
recommended that no changes are
necessary.
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Legal
Compliant

Sound

Compliant
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Representation

Officer Comment

Recommendation

No

No

SUPPORT

Support for the settlement
development boundary is welcomed.
Comments relating to the proximity of
the settlement development boundary
at Tansley to the conservation area
are noted.

No Change

HC2(z) Land at Tansley House Gardens, Tansley

3358/680

Victoria J
Raynes
Tansley Parish
Council

HC2 (z) land at
Tansley House
Gardens

Yes

REPRESENTATION
Whilst Tansley Parish Council welcomes the inclusion of a Settlement Framework
Boundary for the Parish. We have concerns that the SFB is drawn too closely to the
Lumsdale Conservation Area, Tansley House Gardens(HC2 z) abuts the CA. By
drawing the SFB so close to the CA, an important 'green buffer' essential for the
setting of the CA will be significantly reduced. The original number of homes planned
for this site was 27- planning permission was granted for this number at Appeal
(APP/P1045/A/14/2226401) Appeal decision 22Jan 2015; At this time the Inspector
was happy that the 27 houses to be built on the NE of the site would not have a
significant effect upon the CA. 'The proposed development would retain a significant
land buffer between the proposed homes and the CA boundary, there would be a
neutral effect upon the CA'
Since this decision the land abutting the CA has been allocated in the Local Plan
SHLAA- Policy HC2z. We would argue that the inclusion of the 'green buffer' for
proposed development is contrary to the recent Appeal Decision and a Gov Inspectors
recommendations. The Appeal is so recent and the Inspector was aware of the OAN.
We believe the inclusion of this site is contrary to NPPF 141 and 129, and contrary to
DDDC own emerging Local Plan - PD5
SUGGESTED CHANGE TO PLAN
Tansley Parish Council welcome the Settlement Framework Boundary, we need the
assurances that development will not be allowed to sprawl, and boundaries will be
adhered to.
The Parish Council would like the SFB for Tansley amending, the substantial 'green
buffer' needs to be retained to protect the integrity of the Lumsdale Conservation
Area. This 'green buffer' should not be built on.
Development at Tansley House Gardens should be restricted to the original 27
dwellings
HC2z should be removed from the plan, it is important that environmental heritage
assets are protected.
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The settlement development
boundary has been drawn surrounding
the allocation and leaves a gap to the
Conservation Area which is sufficient
to provide a buffer. Specific details
relating to design and layout would be
dealt with at planning application
stage and within the decision making
process the impact of proposed
development on the conservation area
would be taken into account. The
designa and layout of the site could
also inlcude an additional area to act
as a buffer to the Conservation Area.
No changes to the settlement
development boundary are therefore
recommended.
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Legal
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Sound
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Officer Comment

Recommendation

Yes

Yes

SUPPORT
We support the allocation of this site for 50 units. (It already has permission for 37
units on part) and the settlement boundary which encompasses this.

Support welcomed. The District
Council is comiitted to working with
the landowners, developers and
agents of the site to develop a
comprehensive development .

No Change

HC2(z) Land at Tansley House Gardens, Tansley

6167/307

Minotaur
Construction
Ltd- Mike Foster
Minotaur
Construction
Ltd

Hc2(z) para
6.2

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
See attached letter dated 19th September, 2016 from First City Limited. We
congratulate the Council in rising to the challenge posed by the previous Loca Plan
examining Inspector and his concerns that the pre-submission draft plan examined
Juy 2014, did not identify sufficient housing land. The Plan was subsequently
withdrawn and the replacement Plan that was approved by the special council on 8th
August 2016 contains similar policies to the 2014 Plan except that there are now
additional housing sites. Our objective therefore through this representation, and the
further technical work that has been completed, is to confrim that in our clients view
the Plan is sound in accordance with the requirements of the relevant legislation
contained with the National Planning Framework (NPPF). You will recall that earlier
this year our Client comissioned a suite of initial technical work that was fordwarded
to you. Since that time we have continued to focus on the engineering and viability
and delivery of these proposals and are pleased to confirm the Council that we we will
shortly be carrying out pre-application consultation as a precursor to the submission
of a planning application for the development of the Middleton Road site in early
2017. An extensive evidence base of technical reports to support a planning
application of the site has been established and is available.

Support is welcomed. The District
Council is comiitted to working with
the landowners, developers and
agents of the site to develop a
comprehensive development in
accordance with Policy HC2 (aa) and
DS6 of the Draft Local Plan. The
District Council will continue to engage
in pre-application discussions on
proposed development schemes and
assist to address any potential
constraints to overcome at an early
stage in the planning application
process.

No Change

HC2(aa) Land at Middleton Road, Wirksworth

1396/519

Neil Beards
Tarmac Trading
Limited

HC2(aa)
Housing
Allocation
HC2(aa) Land
at Middleton
Road,
Wirksworth

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
No changes required
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
Support for this policy. Technical work on the site has been sent to the Council earlier
this year. Work has continued on the engineering viability and delivery of the
proposal. Pre application consultation will soon be undertaken and a planning
application is foreseen to be made in 2017. See First City Limited letter dated 19th
September, 2016. Technical reports on the site are listed in the letter.

Support welcomed.

No Change.

HC2(aa) Land at Middleton Road, Wirksworth

1396/640

Neil Beards
Tarmac Trading
Limited

Site Reference
HC2 (aa)

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
outlines mitigation measures to
adhere to where the quality of the
groundwater could potentially be
affected. The issue raised is covered
within Policy PD9 and therefore it is
considered that no changes are
required to be made to individual site
policies for development as the Local
Plan should be read as a whole when
considering proposals for
development.

No Change

HC2(aa) Land at Middleton Road, Wirksworth

3139/217

Gemma Gaskell
United Utilities

Policy Hc2(aa)

Yes

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
The following housing and employment allocations in the Derbyshire Dales PreSubmission Draft Local Plan have been identified as being within a groundwater
Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound
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Recommendation

Yes

Yes

SUPPORT
See attached letter dated 19th September, 2016 from First City Limited. This
representation confirms that our Clients views the Plan is sound and in accordance
with the NPPF. We acknowledge and support the spaitial strategu of the Plan and
Policy HC1 and Policy HC2 and the Council's decision to allocate for residential
development the following site: HC2(bb) Land at Middlepeak Quarry, Wirksworth
62.00 hectares 645 dwellings.

Support welcomed.

No Change

HC2(bb) Land at Middlepeak Quarry, Wirksworth

1396/518

Neal Beards
Tarmac Trading
Limited

HC2(bb)

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN

758

Chapter 6 Page 82

Rep No.

Name/
Organisation

Policy/Para
No.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development is noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
mitigation measures to adhere to
where the quality of the groundwater
could potentially be affected. The issue
raised is covered within Policy PD9 and
therefore it is considered that no
changes should be made to individual
site policies for development as the
Local Plan should be read as a whole
when considering proposals for
development.

No Change

HC2(bb) Land at Middlepeak Quarry, Wirksworth

3139/213

Gemma Gaskell
United Utilities

HC2(bb)

Yes

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy Hc2(bb) in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Local Plan Housing Allocations Policy HC2: Housing Land Allocations proposes 28 sites
to be allocated to accommodate a total of 3,515 dwellings up to 2033. Many of these
sites have a range of infrastructure requirements that would need to be provided to
ensure that they are delivered in a timely manner. Many of the sites also have
potential environmental impacts that may need to be mitigated to ensure that
sustainable development is achieved. Detailed comments relating to these sites are
provided below in Section 4 and Appendix 2 on their key strategic infrastructure
implications and potential impacts for key environmental constraints, particularly
landscape, landscape character and the Derwent Valley Mills World Heritage Site
(DVMWHS) and its Buffer Zone. A number of the proposed allocations are in quarry
sites, which raises issues relating to their mineral reserves and the potential
requirement to safeguard them for future minerals extraction (see Section 8).

Comments Noted

No Change

HC2(bb) Land at Middlepeak Quarry, Wirksworth

2745/124

Steve Buffery
Derbyshire
County Council

HC2(bb)

Yes

Each of the above factors has implications for the delivery of the proposed housing
sites within the Plan period up to 2033 and potential need for on and offsite
mitigation.
Housing Allocation: HC2 (bb) and Policy DS7: Middle Peak Quarry, Wirksworth for 645
dwellings. This quarry is inactive and has been for around 20 years. DCC’s Officers
have been informed by the quarry’s owners (Tarmac Ltd) that they do not have any
plans to restart working minerals at this quarry in the foreseeable future. The quarry
has remaining reserves of around 29 million tonnes of Carboniferous Limestone. The
total land bank of aggregate limestone in Derbyshire is around 750 million tonnes.
Although, in the context of the overall land bank, the reserves at Middle Peak Quarry
are not highly significant, their sterilisation would still have implications, as the
Carboniferous Limestone is an important resource in national terms. It will be
important that this issue is taken fully into account in the assessment of the suitability
of this proposal.
In the context of the above, Policy MP17 of the adopted Derby and Derbyshire
Minerals Local Plan (DDMLP): Safeguarding Resources states that: ‘The mineral
planning authority will resist proposals for any development which would sterilise or
prejudice the future working of important economically workable mineral deposits
except where:
1) There is an overriding need for the development; and
2) Where prior extraction of the mineral cannot be reasonably undertaken, or
is unlikely to be practicable or environmentally acceptable. Where the development
of land for non-mineral purposes is considered essential and proven mineral deposits
would be permanently sterilised, planning permission for prior extraction will be
granted provided this does not prejudice the timing and viability of the proposed
development and does not lead to unacceptable effects.’
Government policy in the NPPF sets out a requirement that mineral resources should
be considered equally alongside all other natural assets when determining planning
applications for new development. The NPPF requires, therefore, that all mineral
planning authorities define Mineral Safeguarding Areas (MSAs) so that known
locations of specific mineral resources of local and national importance are not
needlessly and unnecessarily sterilised by non-mineral development.
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The NPPG states that minerals are a non-renewable resource, and that minerals
safeguarding ensures that non-minerals development does not needlessly prevent the
future extraction of mineral resources, which are of local and national importance. It
states that minerals should be safeguarded in designated and urban areas where
considered necessary, and that policies may be included that encourage the prior
extraction of minerals if it is necessary for non-mineral development to take place in
MSAs. In November 2014, DCC and Derby City Council published a consultation paper
as part of the Emerging Derbyshire and Derby Minerals Local Plan entitled:
Towards a Strategy for Safeguarding Minerals Resources. The paper includes a draft
policy for minerals safeguarding, ‘SMP6: Draft Emerging Approach for Mineral
Safeguarding (see original letter received from DCC dated 22/09/2016). In the context
of the above and DCC Officers’ previous comments on Policies H2 (bb) and DS7 in the
DLP, it is welcomed that the supporting text to Policy DS7 now includes appropriate
reference to the fact that, in accordance with Policy MC17 of the adopted Derby and
Derbyshire Minerals Local Plan, proposals for the redevelopment of the site should
have due regard to the impact of development on the existing mineral resource; and
an additional criterion has been added to the Policy which highlights the need to
ensure that any new development of the site should have regard to the impact on the
existing mineral resource.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The Government is keen to promote
an increase in self build housing as one
of the means of addressing housing
need. Paragraph 159 of the NPPF
requires local planning authorities to
have a clear undertstanding of housing
needs in their area and "address the
need for all types of housing, including
affordable housing and the needs of
different groups in the community
(such as, but not limited to families
with children, older people, people
with disabilities, service families and
people wishing to build their own
homes."

No Change

HC3 Self-Build Housing Provision

3752/10

Richard
Crosthwaite
Gladman
Developments
Ltd

HC3

REPRESENTATION
The policy requires additional flexibility to ensure that the Plan is deliverable over its
period.
Gladman welcome the addition of a policy in relation to self-build housing within the
Local Plan. This is in line with current government thinking and objectives. It is key
that the development industry is able to understand the implications of any such
policy requirement, to assist with the design of schemes and the consideration of
financial viability.
Gladman recommend that any policy requirement in relation to self-build housing has
an element of flexibility built in to allow for negotiation over self-build plots on the
basis of viability to ensure that site delivery is not delayed or prevented from coming
forward. Any specific requirement to include self-build plots should be tested through
the Council’s viability assessment of the Local Plan policies to ensure that the
cumulative impacts of all proposed local standards and policy requirements do not
put the implementation of the Plan as a whole at risk (paragraph 174 of the
Framework).
Further to this, Gladman requests that the Council ensures that the policy has added
flexibility as there is no guarantee that these units will be delivered and there may be
situations when they are difficult to deliver which may result in the non-delivery of
otherwise sustainable land for housing.
SUGGESTED CHANGE TO PLAN
Therefore, Gladman recommend that any policy specific requirement needs to
include a mechanism whereby if the self-build plots are not taken up within a given
time period then the land would be made available as market housing to be provided
as part of the wider scheme. This would provide flexibility and help to ensure that the
required housing is delivered.
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This policy is one which seeks to
encourage housebuilders to release
land for self-build developments
where there is a demonstrable
demand for such provision by virtue of
the level of interest shown on the
register. The implementation of the
policy will vary from site to site and
will be influenced by the level of
demand & a housebuilders propensity
to release land taking account of
market conditions. As such the
considerations about the extent of
provision rests with the developers not
the district council and viability issues
will be a key factor for them to
consider in deciding how much land to
release. As self-build housing and land
for self-build homes can be subject to
separate land deals so this does not
need to be tested separately in
viability terms.
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This policy is one which seeks to
encourage housebuilders to release
land for self-build developments
where there is a demonstrable
demand for such provision by virtue of
the level of interest shown on the
register. The implementation of the
policy will vary from site to site and
will be influenced by the level of
demand & a housebuilders propensity
to release land taking account of
market conditions. As such the
considerations about the extent of
provision rests with the developers not
the district council and viability issues
will be a key factor for them to
consider in deciding how much land to
release. As self-build housing and land
for self-build homes can be subject to
separate land deals so this does not
need to be tested separately in
viability terms.

No Change

HC3 Self-Build Housing Provision

4794/70

Sue Green
Home Builders
Federation Ltd

HC3

REPRESENTATION
Policy HC3 : Self Build Housing Provision it is noted that this policy has been reworded since the draft Local Plan consultation. This re-wording is welcomed however
it is suggested that the policy is subject to the following minor wording modification
so “the Council will have regard to considerations of viability and site specific
circumstances” rather than developers as currently worded.
SUGGESTED CHANGE TO PLAN
It is suggested that the policy is subject to the following minor wording modification
so “the Council will have regard to considerations of viability and site specific
circumstances” rather than developers as currently worded.
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The Government is keen to promote
an increase in self build housing as one
of the means of addressing housing
need. Paragraph 159 of the NPPF
requires local planning authorities to
have a clear understanding of housing
needs in their area and "address the
need for all types of housing, including
affordable housing and the needs of
different groups in the community
(such as, but not limited to families
with children, older people, people
with disabilities, service families and
people wishing to build their own
homes." Policy HC3 seeks to
encourage housebuilders to release
land for self-build developments
where there is a demonstrable
demand for such provision by virtue of
the level of interest shown on the
register. The implementation of the
policy will vary from site to site and
will be influenced by the level of
demand & a housebuilders propensity
to release land taking account of
market conditions. As such the
considerations about the extent of
provision rests with the developers not
the district council and viability issues
will be a key factor for them to
consider in deciding how much land to
release. As self-build housing and land
for self-build homes can be subject to
separate land deals so this does not
need to be tested separately in
viability terms.

No Change

HC3 Self-Build Housing Provision

5317/206

Mr John
Coleman

HC3

REPRESENTATION
William Davis
SUGGESTED CHANGE TO PLAN
William Davis objects to the wording for Policy HC3: Self Build Housing Provision and
the practicality of introducing self-build plots as an integral part of a major housing
allocations such as is proposed at Gritstone Road for a number of reasons:
Access to site – the Gritstone Road site will have two primary points of access one to
the east and the other to the west. William Davis Limited will need to strictly control
the access and the phasing of development. Access will often have to be closed off or
restricted and this will not be conducive to the evening and weekend hours of the
self-build.
Health and safety implications - as stated much of the self-build activity will be in the
evening and at weekends when the site will be “shut down” and there will be no site
supervision. Health and Safety standards are likely to be less rigorously maintained by
self-build operators.
Impact on neighbours and plot sales – traditionally “self-build” properties take far
longer to construct than “traditional” houses. Much of the work is “weekend and
evening build” which extends the build time very significantly. Self-build houses will
be constructed at different rates and whilst some will commence on purchase of the
plot, others will be delayed. Much is dependent on the finances of the individual. In
essence there is a high probability that a “building site” will ensue for many years
across a number of self-build plots. This is not acceptable to purchasers of traditional
dwellings and will have a negative impact on sales. There will be noise and
disturbance in the evenings and at weekends when plot purchasers want to enjoy
their new property.
Character – self build developers tend to want to build bespoke designs that contrast
with the more traditional build of the professional house builders. They would
represent an incongruous element in an otherwise co-ordinated housing scheme. To
require self-builders to reflect existing vernacular would be contrary to the spirit of
self-build.
Demand – there is no certainty that demand will be forthcoming. There is anecdotal
evidence from other LPAs where “Registers” have been trialled that there is very little
interest. A “single plot” self-build area cannot be set aside indefinitely on a
development site.
William Davis is of the view that self-build plots are incompatible with a large
traditional build scheme such as is proposed at Gritstone Road. Self-Build should be
concentrated on small infill plots and windfalls. A number of windfall sites will emerge
during the plan period and it is felt that any demand from the Self Build Register
should be satisfied via those sites.
(additional covering letter submitted with form)
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Comments of support for policy HC4
noted and welcomed.

That the second paragraph of
Policy HC4 be amended to read:
"In order to address the significant
need for affordable housing across
the plan area, all residential
development of 11 dwellings or
more or with a combined
floorspace of more than 1,000
square metres should provide at
least 30% of the net dwellings as
affordable houisng"

HC4 Affordable Housing

5630/481

Bob White
Nottingham
Community
Housing
Association

REPRESENTATION
It is considered in light of the precise
wording of the Written Ministerial
Statement that Policy HC4 should be
amended to ensure that it is fully
compliant.

SUGGESTED CHANGE TO PLAN
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The conclusions of the GLHearn
Assessment of Housing and Economic
Development Needs concludes that in
respect of the need for different types
of affordable housing that 80% of the
net need for affordable housing is for
social and affordable rented homes,
with 20% for equity basedintermediate housing options which
include Help to Buy Shared Ownership;
Affordable Rent; Rent to Homebuy
and; Low Cost Sale. Based on the
evidence of the need for different
types of housing in addition to
evidence presented within the Viability
Study it is considered appropriate to
seek 30% provision of all new
residential development as affordable
housing on sites of 10 dwellings or
more, with 80% being in the form of
social rented accommodation.
Furthermore policy HC4 already
includes text which provides for a
pragmatic approach to be taken where
deemed appropriate as follows "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."

That the second paragraph of
Policy HC4 be amended to read:
"In order to address the significant
need for affordable housing across
the plan area, all residential
development of 11 dwellings or
more or with a combined
floorspace of more than 1,000
square metres should provide at
least 30% of the net dwellings as
affordable houisng"

HC4 Affordable Housing

3752/11

Richard
Crosthwaite
Gladman
Developments
Ltd

REPRESENTATION
The policy requires additional flexibility to ensure that the targets that is introduces
do not jeopardise the ability of the Plan to support the delivery of overall housing
requirements over its period.
Gladman object to Policy HC4, as it is considered that 80% Social Rented
accommodation with the remainder as intermediate housing is too onerous. The
provision of Social Rented accommodation has a significant effect on the viability of
development proposals. Gladman would suggest a split of 60% Social Rented and 40%
intermediate would both significantly improve the viability of sites and would seek to
address the Government’s agenda of turning the country from ‘generation rent’ to
‘generation buy’. It is also noted that the Council has included a 30% affordable
housing requirement. The evidence contained within the Whole Plan Viability Study
(WPVS) must be used to shape this type of policy requirement in order to ensure that
it is Framework compliant. This indicates that 30% affordable housing target
represents an upper maximum (WPVS, Section 8). The WPVS’s position that 30%
represents an upper maximum for affordable housing suggests that the proposed
policy standard may be too high and could result in delays to housing delivery being
experienced as a result of viability appraisals being submitted on a site by site basis. It
is important that a pragmatic policy mechanism is put in place by the Council to
ensure that the impact of this proposed requirement does place planned levels of
housing delivery at risk.
SUGGESTED CHANGE TO PLAN
Gladman would suggest a split of 60% Social Rented and 40% intermediate would
both significantly improve the viability of sites and would seek to address the
Government’s agenda of turning the country from ‘generation rent’ to ‘generation
buy’.

It is considered in light of the precise
wording of the Written Ministerial
Statement that Policy HC4 should be
amended to ensure that it is fully
compliant.
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Support welcomed. Policy HC4:
Affordable Housing sets out clearly
that all developments of 10 or more
dwellings or with a combined
floorpace of 100m2 should provide at
least 30% of the net dwellings
proposed as affordable housing . This
requirement is for all new residential
developments across the Plan area.
The need for affordable housing in
individual settlements will be
considered at the time an planning
application is submitted in
consultation with the District Council's
Rural Housing Enabler Officer to
establish the level of need.

That the second paragraph of
Policy HC4 be amended to read:
"In order to address the significant
need for affordable housing across
the plan area, all residential
development of 11 dwellings or
more or with a combined
floorspace of more than 1,000
square metres should provide at
least 30% of the net dwellings as
affordable housing"

HC4 Affordable Housing

5628/295

Mr Tim Silvester
Campaign to
Protect Rural
England (CPRE)
Derbyshire
Branch

REPRESENTATION
We fully support this policy but have some concerns about the lack of strategic
overview in the plan as to where such housing is most needed, and specifically the
need for such housing in small village settlements. It is also unclear what type of
evidence an applicant can provide in order to avoid the requirement for affordable
housing provision, and how such evidence is going to be assessed.
SUGGESTED CHANGE TO PLAN

Paragragh 6.9 sets out that more
detailed guidance on the affordable
housing policy will be included within a
revised Affordable Housing
Supplementary Planning Document.
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Affordable Housing
The need for affordable housing has been a long-standing key issue in the
District due to the high cost of housing relative to other areas in Derbyshire and
the wider East Midlands. Over the last few decades DCC has been, and continues to
be, very supportive of the policy approach adopted by DDDC to
address this important need in successive Local Plans.

It is considered in light of the precise
wording of the Written Ministerial
Statement that Policy HC4 should be
amended to ensure that it is fully
compliant.

That the second paragraph of
Policy HC4 be amended to read:

HC4 Affordable Housing

2745/121

Steve Buffery
Derbyshire
County Council

Evidence provided in the AHEDN indicates that there continues to be a significant
need for affordable housing in the District of around 100 dwellings per annum. It is
also noted that, in paragraph 6.8 of the PSDP, the Local Plan Strategic Housing Land
Availability and Community Infrastructure Levy (CIL) Viability Study (September 2015)
concludes, in the high and medium value areas of the District respectively, delivering
45% and 33% affordable housing would not have any undue impact upon the
potential to introduce a CIL. By reducing the policy requirement, however, for the
provision of affordable housing to 30%, the potential introduction of CIL across the
whole Plan area would not undermine development viability.
In this context, DCC’s Officers fully supported Policy HC4: Affordable Housing in the
DLP, which required all residential developments of 3 dwellings or more to provide at
least 30% of the net dwellings proposed as affordable housing; and that where the
proposed provision of affordable housing is below the
requirements, DDDC will require applicants to provide evidence by way of a
financial appraisal to justify a reduced provision.
Since the DLP was published, however, the Government has won an appeal
confirming that local authorities should not request contributions, including for
affordable housing, on sites of 10 units or less and which have a maximum
combined gross floor space of less than 1,000 square metres, following the orderof
the Court of Appeal dated 13 May 2016. DDDC therefore may wish to amend Draft
Policy HC4 in the PSDP to require that residential development of 11 or more
dwellings or with a combined floorspace of more than 1,000 square metres should
provide at least 30% of the net dwellings as affordable. This would ensure that Policy
HC4 was compliant with Government policy set out in the Starter Homes Written
Ministerial Statement of 2 March 2015 and expected to be updated shortly in the
NPPG.
REPRESENTATION
SUGGESTED CHANGE TO PLAN

768

"In order to address the significant
need for affordable housing across
the plan area, all residential
development of 11 or more
dwellings or with a combined
floorspace of more than 1,000
square metres should provide at
least 30% of the net dwellings as
affordable housing"

Chapter 6 Page 84

Rep No.

Name/
Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

HC4

Yes

No

Yes

SUPPORT

The Plan and requirements on
developers has to be viability tested.
The Derbyshire Dales Viability Study
tested the potential viability of 8
different residential site typologies
across 3 different value areas. The
study which included consultation
with housebuilders and developers
concluded that at least 30% affordable
housing contribution is viable. The
Policy as written offers flexibility and
room for negotiation with developers
with regards to the amount of
affordable housing to be provided on a
site by site basis. The policy states that
where the level of provision of
affordable housing is below the
requirements set out above, the
District Council will require applicants
to provide evidence by way of an
financial appraisal to justify reduced
provision'.

That the second paragraph of
Policy HC4 be amended to read:
"In order to address the significant
need for affordable housing across
the plan area, all residential
development of 11 dwellings or
more or with a combined
floorspace of more than 1,000
square metres should provide at
least 30% of the net dwellings as
affordable housing"

HC4 Affordable Housing

5268/283

Mr Robert
Hepwood
Clowes
developments

REPRESENTATION
Clowes Developments (UK) Ltd object to this policy on the basis that the assumptions
derived from the testing of potential viabilities (referred to in paragraphs 6.5-6.8 of
the plan) have not been the subject of any rigorous examination involving house
builders and representatives of the development industry. Indeed the Local Plan,
Strategic Housing Land Availability and Community Infrastructure Levy viability study
dated September 2015 recommends that an upper limit of 30% is contained in the
plan for affordable housing to ensure that schemes remain viable with the proposed
Community Infrastructure Levy (CIL). The conclusions also acknowledge that the
percentage is not consistent with the NPPF.
The tenure split of 80% social rented homes and 20% equity-based homes is unlikely
to be appropriate on every site due to the characteristics of the individual site such as
availability of public transport etc.
SUGGESTED CHANGE TO PLAN
the reference to the tenure split should be removed from the policy and left to
negotiations relevant to each individual site and the circumstances that apply at the
time. The policy should be amended to reflect a 30% maximum affordable housing
requirement.

It is considered in light of the precise
wording of the Written Ministerial
Statement that Policy HC4 should be
amended to ensure that it is fully
compliant
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Comments regarding the need for
affordable housing in smaller
settlements is noted. Affordable
housing is a key issues in the District in
which Policy HC4 intends to address.
Given changes to national policy and
less government funding to support
such development schemes in the
District the delivery of affordable
housing has reduced. However the
aims of Policy HC4 seek to address
these issues by requiring 30% of net
dwellings proposed as affordable
housing .

That the second paragraph of
Policy HC4 be amended to read:
"In order to address the significant
need for affordable housing across
the plan area, all residential
development of 11 dwellings or
more or with a combined
floorspace of more than 1,000
square metres should provide at
least 30% of the net dwellings as
affordable housing"

HC4 Affordable Housing

2866/376

Brenda Kirkham
Bradley Parish
Council

REPRESENTATION
Bradley Parish Council are concerned about the lack of affordable housing in the Local
Plan, this has a huge impact on the lives of young people who don’t have the
opportunity to live in the community in which they have grown up. The council are
also concerned at the growing trend for smaller ’affordable’ properties to be
converted to large executive homes which again restricts the market for local first
time buyers but also impacts on the stock of bungalows and smaller properties for
older people.
SUGGESTED CHANGE TO PLAN

It is considered in light of the precise
wording of the Written Ministerial
Statement that Policy HC4 should be
amended to ensure that it is fully
compliant.
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It is considered in light of the precise
wording of the Written Ministerial
Statement that Policy HC4 should be
amended to ensure that it is fully
compliant.

That the second paragraph of
Policy HC4 be amended to read:
"In order to address the significant
need for affordable housing across
the plan area, all residential
development of 11 dwellings or
more or with a combined
floorspace of more than 1,000
square metres should provide at
least 30% of the net dwellings as
affordable housing"

HC4 Affordable Housing

2164/369

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

REPRESENTATION
Planning Practice Guidance - PARA 031 says
•
contributions (to affordable housing) should not be sought from
developments of 10-units or less, and which have a maximum combined gross
floorspace of no more than 1000sqm
Thus the plan is not compliant with National policy because policy HC4 says that sites
of less than 10 dwellings need not make a contribution to affordable housing.
SUGGESTED CHANGE TO PLAN
Replace the words "less than 10 dwellings" with "10-units or less"
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REPRESENTATION
If the Derbyshire Dales Local Plan is to be compliant with the NPPF development
should not be subject to such a scale of obligations and policy burdens that viability is
threatened (paras 173 & 174). The residual land value model is highly sensitive to
changes in its inputs whereby an adjustment or an error in any one assumption can
have a significant impact on viability.

The evidence from the CIL and Viability
Study indicates that in order to
achieve viability across the whole plan
area (not parts) and achieve some
headroom for CIL that the level of
affordable provision needed to be
reduced from 45% to 30%. The policy
reflects this advice.

Therefore it is important for the Council to understand and test the influence of all
inputs on the residual land value as this determines whether or not land is released
for development. The Harman Report highlighted that “what ultimately matters for
housing delivery is whether the value received by land owners is sufficient to
persuade him or her to sell their land for development”.

It is considered in light of the precise
wording of the Written Ministerial
Statement that Policy HC4 should be
amended to ensure that it is fully
compliant.

That the second paragraph of
Policy HC4 be amended to read:
"In order to address the significant
need for affordable housing across
the plan area, all residential
development of 11 dwellings or
more or with a combined
floorspace of more than 1,000
square metres should provide at
least 30% of the net dwellings as
affordable housing"

HC4 Affordable Housing

4794/71

Sue Green
Home Builders
Federation Ltd

Policy HC4 : Affordable Housing proposes on sites of 10+ dwellings 30% affordable
housing provision (including 80% social rent tenure) subject to viability. However the
Council’s latest SHLA & CIL Viability Study prepared by Cushman & Wakefield dated
September 2015 concludes that in “mid to low value areas where the majority of the
District’s future development is anticipated to come from is unable to withstand this
level of requirements at the current time … to ensure the cumulative impact of all
planning gain does not place delivery at risk”. Whilst it is accepted under Policy HC4
that developers can negotiate lower affordable housing provision on the grounds of
viability such negotiations inevitably incur additional costs in terms of both time and
money which impairs housing delivery. It is unrealistic to negotiate every site on a one
by one basis because the base-line aspiration of a policy or combination of policies is
set too high as this will jeopardise future housing delivery. The purpose of whole plan
viability assessment is to ensure that the bar of policy expectations is not set
unrealistically high. If the bar is set too high then the majority of schemes instead of
the exception will be subject to site by site viability negotiations.
SUGGESTED CHANGE TO PLAN
The Council’s own evidence demonstrates that Policy HC4 is unviable therefore it is
recommended that the policy is modified to accord with the conclusions of the
Council’s whole plan viability assessment.
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HC4

Yes

No

Yes

SUPPORT

Comments regarding affordable
housing contributions are noted. Policy
HC4 includes text which provides for a
pragmatic approach to be taken where
deemed appropriate as follows "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." The
conclusions of the GL Hearn
Assessment of Housing and Economic
Development Needs conclude that in
respect of the need for different types
of affordable housing that 80% of the
net need for affordable housing is for
social and affordable rented homes,
with 20% for equity basedintermediate housing options which
include Help to Buy Shared Ownership;
Affordable Rent; Rent to Homebuy
and; Low Cost Sale. Based on the
evidence of the need for different
types of housing in addition to
evidence presented within the Viability
Study it is considered appropriate to
seek 30% provision of all new
residential development as affordable
housing.

That the second paragraph of
Policy HC4 be amended to read:
"In order to address the significant
need for affordable housing across
the plan area, all residential
development of 11 dwellings or
more or with a combined
floorspace of more than 1,000
square metres should provide at
least 30% of the net dwellings as
affordable housing"

HC4 Affordable Housing

5924/134

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

REPRESENTATION
The context for affordable housing provision is determined by the Viability work
undertaken by Cushman and Wakefield. Having reviewed this work, we feel the policy
stance within draft Policy HC4 may be too ambitious and possibly unrealistic. We
have three main concerns about the policy as drafted:Firstly, whilst a 30% target may be broadly reasonable, the request for a minimum
requirement of 30% fails to account for circumstances where viability precludes the
delivery of 30%. Furthermore, by definition, an affordable housing contribution
through a S106 agreement must be reached by negotiation. The policy should
therefore say, ‘subject to viability a target of at least 30% affordable housing will be
requested’.
Secondly, the definition of the high, medium and low market areas in the Cushman
and Wakefield report (September 2015) seem somewhat arbitrary. They appear to
have been based on the absolute house prices in those areas rather than the price per
square foot and we suspect they have been derived from a very low sample of new
build properties. We feel the house values generated by the sales figures are
therefore distorted. Following on from this, we are not convinced that Brailsford
should necessarily be regarded as a high priced area (and incur a higher affordable
housing quota accordingly) whilst more prosperous parts of the District including
Matlock and Ashbourne are lower. The interpretation of the evidence and the
implementation of the affordable housing policy therefore need to be treated with
flexibility.
Thirdly, we object to the expectation that 80% of the affordable housing contribution
should be provided as social rented accommodation. This is contrary to current
Government policy and the approach currently being taken by the HCA in supporting
Registered Providers where the HCA support Affordable Rent schemes and
Intermediate housing rather than Social Rent. There also needs to be provision in the
Local Plan to accommodate an element of starter homes consistent with emerging
Government policy. We support the provision within the draft policy to allow for
some or all of the affordable housing contribution to be provided off-site by way of a
financial contribution. This may cover circumstances where all the identified
affordable housing need has been accommodated from other schemes.

It is considered in light of the precise
wording of the Written Ministerial
Statement that Policy HC4 should be
amended to ensure that it is fully
compliant.
Comments regarding the definition of
the high, medium and low market
areas are also noted. Cushman and
Wakefield have developed an
extensive methodology for assessing
viability and have based the value
areas on the average achieved house
prices for all postcode sectors in
Derbyshire Dales as recorded by HM
Land Registry over the 12 month
period to March 2015. Based on this
information it is wholly appropriate
that Brailsford be regarded as a high

SUGGESTED CHANGE TO PLAN
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The Duty of the Local Plan with regards
to housing is to ensure that the
relevant amount of housing to meet
the OAN including provision for
affordable housing is provided, as such
there is likely to be areas where
housing numbers do exceed what is
perceived to be local need.

No Change

HC5 Meeting Local Housing Need (Exception Sites)

6080/90

W K Marshall
The Shirley
Childrens Trust

HC5

Yes

REPRESENTATION
Object to policy HC5 - specifically criteria as follows:
(a) housing need must be addressed in the community in which the need arises
(d) lack of accessibility to services should not be a reason to refuse affordable housing
otherwise too many rural settlements that are so important to Derbyshire Dales will
be subject to a future of decline.
Refer to supporting documentation.
SUGGESTED CHANGE TO PLAN
The Plan should provide for mixed affordable and open market housing to be the
norm for delivery in rural areas, especially as central government funding becomes
more restricted. Cross Subsidy proportions should be driven by a viability assessments
but the open market proportion could exceed 50%.
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Policies within the Local Plan allow for
affordable housing in the rural areas
and policy HC5 allows for cross subsidy
in appropriate circumstanceParagraph 54 in the NPPF does not
indicate what those circumstances
should be and effectively leaves it for
the Local Planning Authority to
determine the circumstances as such it
is considered that policy HC5 is in
accordance with the guidance set out
in the NPPF.
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Comments related to gypsy and
traveller provision are noted. The
NPPF establishes that Local Planning
Authorities, through their Local Plans,
should identify and meet objectively
assessed housing need (including
Travellers housing needs).It is
therefore a national requirement that
the District Council seek to
accommodate for gypsy and traveller
needs. The Derbyshire and East
Staffordshire Gypsy and Traveller
Accommodation Assessment (GTAA)
undertaken in 2014 / 2015 indicated
that 9 pitches were required in
Derbyshire Dales in order to meet the
needs of the Gypsy and Traveller
community over the Derbyshire Dales
Plan period. This requirement is
broken down such that 6 pitches are
required to be provided within the first
5 years and then 1 pitch every 5 years
thereafter. The District Council have
allocated Land at Watery Lane,
Ashbourne within HC6. The site
currently has permission for 4.no
family pitches (application
15/00181/FUL). However, Derbyshire
County Council as owner of the site
have agreed (Cabinet report 31st
October 2016) that 0.3ha of their
landholding can be allocated within
the Local Plan to meet the
requirement to axccommodater at
least 6 pitches which provides a five
year supply of sites, as required by the
Planning Policy for Travellers Sites
(PPTS). Amend policy wording to
clarify the allocation of 0.03 ha of land.

Amend policy wording to clarify the
allocation of 0.03 ha of land.

HC6 Gypsy and Traveller Provision

6058/791

Nicky Taylor
Smith

HC6

REPRESENTATION
Review of the local plan by Clifton Parish Councillors. We would like to raise the
following points: We do not agree with policy HC6 "Gypsy and Traveller provision"
a/ HC6(d) states the site is capable of providing adequate on-site services which is not
currently being shown how this will take place. The site is not sustainable following
you own definition of a Sustainable site. b/ This would also affect any future plans
regarding the proposed A515 bypass as this would be an interruption/obstruction to
the only feasible route. Section 6 - Healthy and Sustainable communities HC6 and
HC6 (d)
SUGGESTED CHANGE TO PLAN

In terms of the impact of the allocation
on the route of a Bypass for
Ashbourne - at this time there is no
identified deliverable route and to
inlcude a policy that safeguards such a
route would be contrary to the NPPF.
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Comments related to gypsy and
traveller provision are noted. The
NPPF establishes that Local Planning
Authorities, through their Local Plans,
should identify and meet objectively
assessed housing need (including
Travellers housing needs).It is
therefore a national requirement that
the District Council seek to
accommodate for gypsy and traveller
needs. The Derbyshire and East
Staffordshire Gypsy and Traveller
Accommodation Assessment (GTAA)
undertaken in 2014 / 2015 indicated
that 9 pitches were required in
Derbyshire Dales in order to meet the
needs of the Gypsy and Traveller
community over the Derbyshire Dales
Plan period. This requirement is
broken down such that 6 pitches are
required to be provided within the first
5 years and then 1 pitch every 5 years
thereafter. The District Council have
allocated Land at Watery Lane,
Ashbourne within HC6. The site
currently has permission for 4.no
family pitches (application
15/00181/FUL). However, Derbyshire
County Council as owner of the site
have agreed (Cabinet report 31st
October 2016) that 0.3ha of their
landholding can be allocated within
the Local Plan to meet the
requirement to axccommodater at
least 6 pitches which provides a five
year supply of sites, as required by the
Planning Policy for Travellers Sites
(PPTS). Amend policy wording to
clarify the allocation of 0.03 ha of land.

Amend policy wording to clarify the
allocation of 0.03 ha of land.

HC6 Gypsy and Traveller Provision

5650/566

Ms Siobhan
Spencer, MBE
National
Federation of
Gypsy Liaison
Groups

HC6

REPRESENTATION
1. THE PLAN FAILS IN ITS RERQUIREMENT TO PROVIDE A FIVE YEAR PROVISION OF
TRAVELLER PITCHES
2. CRITERION (g) IS TOO ONEROUS
SUGGESTED CHANGE TO PLAN
1. ALLOCATE SUFFICIENT TRAVELLER PITCHES
2.INSERT THE WORD "SIGNIFICANT BEFORE ADVERSE IN CRITERION (g)
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Comments related to gypsy and
traveller provision are noted. The
NPPF establishes that Local Planning
Authorities, through their Local Plans,
should identify and meet objectively
assessed housing need (including
Travellers housing needs).It is
therefore a national requirement that
the District Council seek to
accommodate for gypsy and traveller
needs. The Derbyshire and East
Staffordshire Gypsy and Traveller
Accommodation Assessment (GTAA)
undertaken in 2014 / 2015 indicated
that 9 pitches were required in
Derbyshire Dales in order to meet the
needs of the Gypsy and Traveller
community over the Derbyshire Dales
Plan period. This requirement is
broken down such that 6 pitches are
required to be provided within the first
5 years and then 1 pitch every 5 years
thereafter. The District Council have
allocated Land at Watery Lane,
Ashbourne within HC6. The site
currently has permission for 4.no
family pitches (application
15/00181/FUL). However, Derbyshire
County Council as owner of the site
have agreed (Cabinet report 31st
October 2016) that 0.3ha of their
landholding can be allocated within
the Local Plan to meet the
requirement to axccommodater at
least 6 pitches which provides a five
year supply of sites, as required by the
Planning Policy for Travellers Sites
(PPTS). Amend policy wording to
clarify the allocation of 0.03 ha of land.

Amend policy wording to clarify the
allocation of 0.03 ha of land.

HC6 Gypsy and Traveller Provision

5923/622

Paul David
Siddall

6.13

REPRESENTATION
The Draft Local Plan has identified that it needs to provide for 9 additional pitches for
traveller accommodation without mentioning what the the initial number of pitches
it should be providing is. Regardless of that the Council has only got permission for
four full pitches on the Watery Lane Site in any case. As far as I can tell there from the
plan there is no other provision for permanent pitches in the Derbyshire Dales. The
way in which the planning application for Watery Lane was handled through with
local councillors apparently made to withdraw objections is subject to a review by the
Local Government Ombudsman - the lack of contingency in my view means the plan is
not sound.
SUGGESTED CHANGE TO PLAN
I think more work should be done (and ought to have been done) to find more
appropriate sites that will meet the required number of pitches to meet the
requirement in the Gypsy and Traveller Accommodation Assessment for Derbyshire
Dales.
Given that for each pitch there are two caravans in my view it highly unlikely that the
watery lane site could be extended to accommodate all the need identified and I
believe there would be massive local opposition.
Just a small comment but some of the alternative sites looked at in the evidence base
are laughable especially the one in Darley Dale, in an area known for flooding.
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SUPPORT
It is welcomed and supported that paragraph 6.12 in the PSDP sets out details of the
Derby, Derbyshire, Peak District National Park Authority and East Staffordshire Gypsy
and Traveller Accommodation Assessment (GTAA), which was published in August
2015 and jointly commissioned by DCC, Derby City Council, the eight district and
borough councils in Derbyshire, the Peak District National Park Authority, East
Staffordshire Borough Council and the Derbyshire Gypsy Liaison Group (DGLG). It is
welcomed and supported that paragraph 6.13 appropriately highlights that the GTAA
identified a total pitch requirement for the District of 6 pitches between 2014 and
2019 with an additional need for 1 further pitch every 5 years thereafter, providing
for a total requirement of 9 pitches over the period 2014 – 2024.
Policy HC6 indicates that DDDC will safeguard land at Watery Lane, Ashbourne as
identified on the Local Plan Proposals Map, for the provision of a Gypsy and Traveller
Site. Please note that DCC owns this land, which has planning permission granted in
June 2015 subject to conditions for 4 Gypsy and Traveller pitches under an application
submitted by DGLG. DCC does not, however, have any capital funding available to
develop the land in accordance with the proposed policy allocation. Having regard to
DCC’s interest as land owner, before any development of the land by any other party
could take place, a lease or agreement would need to be completed with DCC on
terms satisfactory to DCC.

Comments related to gypsy and
traveller provision are noted. The
NPPF establishes that Local Planning
Authorities, through their Local Plans,
should identify and meet objectively
assessed housing need (including
Travellers housing needs).It is
therefore a national requirement that
the District Council seek to
accommodate for gypsy and traveller
needs. The Derbyshire and East
Staffordshire Gypsy and Traveller
Accommodation Assessment (GTAA)
undertaken in 2014 / 2015 indicated
that 9 pitches were required in
Derbyshire Dales in order to meet the
needs of the Gypsy and Traveller
community over the Derbyshire Dales
Plan period. This requirement is
broken down such that 6 pitches are
required to be provided within the first
5 years and then 1 pitch every 5 years
thereafter. The District Council have
allocated Land at Watery Lane,
Ashbourne within HC6. The site
currently has permission for 4.no
family pitches (application
15/00181/FUL). However, Derbyshire
County Council as owner of the site
have agreed (Cabinet report 31st
October 2016) that 0.3ha of their
landholding can be allocated within
the Local Plan to meet the
requirement to accommodate at least
6 pitches which provides a five year
supply of sites, as required by the
Planning Policy for Travellers Sites
(PPTS). Amend policy wording to
clarify the allocation of 0.03 ha of land.

Amend policy wording to clarify the
allocation of 0.03 ha of land.

HC6 Gypsy and Traveller Provision

2745/59

Steve Buffery
Derbyshire
County Council

HC6

It should be noted that a local wildlife group has previously indicated that there are
likely to be protected species located in the vicinity of the site. This issue will require
further investigation prior to any use of the site, in consultation with Natural England,
whose consent may be necessary to mitigate the impact of development upon any
protected species.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments related to gypsy and
traveller provision are noted. The
NPPF establishes that Local Planning
Authorities, through their Local Plans,
should identify and meet objectively
assessed housing need (including
Travellers housing needs).It is
therefore a national requirement that
the District Council seek to
accommodate for gypsy and traveller
needs. The Derbyshire and East
Staffordshire Gypsy and Traveller
Accommodation Assessment (GTAA)
undertaken in 2014 / 2015 indicated
that 9 pitches were required in
Derbyshire Dales in order to meet the
needs of the Gypsy and Traveller
community over the Derbyshire Dales
Plan period. This requirement is
broken down such that 6 pitches are
required to be provided within the first
5 years and then 1 pitch every 5 years
thereafter. The District Council have
allocated Land at Watery Lane,
Ashbourne within HC6. The site
currently has permission for 4.no
family pitches (application
15/00181/FUL). However, Derbyshire
County Council as owner of the site
have agreed (Cabinet report 31st
October 2016) that 0.3ha of their
landholding can be allocated within
the Local Plan to meet the
requirement to axccommodater at
least 6 pitches which provides a five
year supply of sites, as required by the
Planning Policy for Travellers Sites
(PPTS). Amend policy wording to
clarify the allocation of 0.03 ha of land.

Amend policy wording to clarify the
allocation of 0.03 ha of land.

HC6 Gypsy and Traveller Provision

6070/780

Peter M Fox

HC6

REPRESENTATION
GYPSY AND TRAVELLER ACCOMMODATION. The plan is unsound in this area. No
objective assessment of sites has been published; all we have is an'all eggs in one
basket' approach to the use of a site at Watery Lane in Ashbourne, which has been
justified by the council on the basis that it has planning consent for 4 pitches.
However the assessed need is greater than this, so this site alone is inadequate.
Furthermore, the site was granted planning permission in very controversial
circumstances which are the subject of an ongoing LGO investigation. The site is
adjacent to a rubbish tip, sewage works, and local allotments, in contravention of
government guidelines. It is not in the council's control, being owned by the County
Council, who have not issued a lease or sale of the site for use by travellers. Further, it
is on the most recently published line of a potential bypass for Ashbourne, a County
Council project which is gathering pace and which this same local plan supports in
another policy in the same publication. There is an obvious contradiction here. Any
travellers considering the use of this site would have to persuade the County Council
to lease or sell it to them, relocate the badgers, and run the risk of being evicted again
if the bypass route needed the land. The site is therefore unlikely to be deliverable,
and the provision for travellers is an 'all eggs in one basket' policy on this site with its
poor environs is not good for travellers and the community alike.
SUGGESTED CHANGE TO PLAN
The traveller policy needs to abandon the chosen site and find one which is actually
deliverable and meets government guidelines, such as the one at Homesford or
others.
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Comments relating to caveat e within
policy HC8 are noted. In order to be in
line with the NPPG and guidance on
permitted development rights this
caveat it is recommended that this
point be removed from the policy.

Caveat/bullet point E will be
removed from policy HC8.

HC8 Conversion and Re-Use of Buildings for Residential Accommodation

5960/764

Paul Tame
NFU

Policy HC8

Yes

No

Yes

REPRESENTATION
Policy HC8(e) requires the building not to be suitable for conversion to tourism or
employment uses. However, the permitted development rights allowing such
conversion do not have a similar caveat. This is clearly against government policy
which does not say that employment or tourism uses must be considered before
conversion to residential use is allowed.
SUGGESTED CHANGE TO PLAN
Please remove caveat (e) from Policy HC8.
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Healthy and Sustainable Communities
The following draft Policies are supported in terms of their positive benefits for
health and wellbeing:
• HC10.

Support for policy HC10 welcomed.

No Change.

HC10 Extensions to Dwellings

2745/48

Steve Buffery
Derbyshire
County Council

HC10

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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hc11- para
6.24-25

Yes
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Yes

SUPPORT

This policy has been viability tested to
ensure that the requirements in it do
not result in development being
unviable.

That the second Paragraph of
Policy HC11 be reworded to :
The Council will seek to secure the
following mix of housing as part of
all residential developments of 11
dwellings or more. The final mix
achieved on any site will be
informed by the nature of the
development site, character of the
area, evidence of local housing
need and turnover of properties at
the local level.

HC11 Housing Mix and Type

5268/282

Mr Robert
Hepwood
Clowes
Developments

REPRESENTATION
Clowes Developments (UK) Ltd object to this as it is too prescriptive and not
consistent with assumptions made in the supporting evidence. Whilst paragraph 50 of
the NPPF urges local authorities to deliver a wide choice of high quality homes and to
plan for a mix of housing it acknowledges that the identification of size time tenure
and range of housing should reflect local demand.
Clowes Developments (UK) Ltd believe that the policy as drafted does not reflect local
demand. The mix of market houses should be left to market forces. The housebuilding
sector is best placed to assess the type of demand that exists.
Section 7
The Local Plan, Strategic Housing Land Availability and Community Infrastructure Levy
Viability Report dated September 2015 for sites smaller than 5 hectares assumed a
housing mix of:
20% two bed houses
35% three bed houses
35% four bed houses
10% five bed houses
For larger sites the mix was:
5% One and two bed flats
10% two bed houses
35% three bed houses
35% four bed houses
10% five bed houses
The above mixes are substantially difficult to those set out in the Proposed policy and
are more appropriate.
To recommend that only 5~% of new build homes should be four-bedrooms or more
is unsupported by market evidence. Such a low percentage will potentially remove
the ability of growing households to move up the housing ladder, which in turn will
limit the free flow of house moves within the district. In addition it will remove choice
for larger families.
This proposed policy will also have direct impact upon deliverability and viability. the
latter is particularly important at each particular house type size (1,2,3 and 4 bed) will
each have its own price ceiling.
The policy is also confusing as it covers Specialised Housing Accommodation and
Flexible Design and space Standards. Clowes Developments (UK) Ltd believe that
these components should be dealt with as separate policies.
Additional letter included in this and all clowes submissions.
SUGGESTED CHANGE TO PLAN
The housing mix and type should be removed from the policy and left to negotiations
783

However the first part of this policy
indicates that for major residential
schemes (i.e. 10 dwellings or more)
the District Council will seek to achieve
the specified mix of new housing. This
applies to both market housing as well
as affordable homes. The NPPG sets
out that contributions on affordable
housing should not be sought from
development of 10 units or less consequently contributions and
requests for the housing mix should
only be made in respect of
development of 11 units or more.
In terms of internal space standards,
the NPPG (para56-018-20150327)
states where a local planning authority
wishes to require an internal space
standard they should only do so by
reference in their Local Plan to the
Nationally Described Space Standard.
The third and fourth paragraphs under
flexible design and space standards
make reference to optional parts of
the Building Regulations which seeks
to ensure that properties are more
accessible and therefore more flexible
for the future demographic of the plan
area. However these go beyond the
nationally described space standards
and there is no evidence that the
standards in this part of the policy will
meet the future needs of the
demographic of the plan area. As such
it is considered that the policy should
be modified to support the use of
these optional standards but within
the context of Nationally Described
Space Standards.

In terms of the Flexible Design and
Space Standards aspect of the
policy - it is considered that
Paragraph 3 and Paragraph 4 be
deleted and replaced with : "All
residential development will be
designed and built to encourage
sustainable and flexible living. In
particular, accommodation should
achieve adequate internal space
for the intended number of
occupants in accordance with the
Nationally Described Space
standard and delivered to meet
accessibility standards set out in
the Optional Requirement M4(2) of
Part M of the Building
Regulations."
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with the developers for individual sites. New policies should be introduced to cover
Specialised Housing Accommodation and Flexible Design and Space Standards.

784

Chapter 6 Page 91

Rep No.

Name/
Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

HC11

Yes

No
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SUPPORT

The NPPF states that local planning
authorities should identify the size,
type, tenure and range of housing that
is required in particular locations
reflecting local demand. The evidence
base for the Local Plan clearly sets out
in the Assessment of Housing and
Economic Development Needs that
there are a range of factors that will
influence demand for different size
homes, including demographic
changes, future growth in real earnings
and households' ability to save,
economic performance and housing
affordability. The OAN study
recommends, linked to long term
(20year) demographic change the mix
of affordable and market homes as set
out within policy HC11 (para 8.45
GLHearn Study).

That the second Paragraph of
Policy HC11 be reworded to :
The Council will seek to secure the
following mix of housing as part of
all residential developments of 11
dwellings or more. The final mix
achieved on any site will be
informed by the nature of the
development site, character of the
area, evidence of local housing
need and turnover of properties at
the local level.

HC11 Housing Mix and Type

3752/13

Richard
Crosthwaite
Gladman
Developments
Ltd

REPRESENTATION
The policy requires additional flexibility to ensure that the targets that is introduces
do not jeopardise the ability of the Plan to support the delivery of overall housing
requirements over its period. The table contained in Policy HC11 represents a
snapshot of housing need at a fixed point in time. Sufficient flexibility therefore
needs to be written into the Policy to allow for changes in need, demand and viability
over time. The Policy requires a suitable amendment in order to make it clear that the
housing mix table is a starting point for consideration on a site by site basis. Sufficient
flexibility should be applied through policies of this nature to ensure that the
optimum housing mix can be achieved to support the viability and deliverability of
sustainable housing proposals. Gladman also object to Policy HC11 in terms of space
standards as they are not in line with the guidance given in the National Planning
Practice Guidance (NPPG). Paragraph ID 56-020-20150327states that where a need
for internal space standards is identified, local planning authorities should provide
justification for requiring internal space policies including evidence of need and
viability. At this stage, the Council does not appear to have published such
justification in its evidence base and therefore this policy approach is considered to
be unsound.
SUGGESTED CHANGE TO PLAN
The Policy requires a suitable amendment in order to make it clear that the housing
mix table is a starting point for consideration on a site by site basis. Sufficient
flexibility should be applied through policies of this nature to ensure that the
optimum housing mix can be achieved to support the viability and deliverability of
sustainable housing proposals.

However the first part of this policy
indicates that for major residential
schemes (i.e. 10 dwellings or more)
the District Council will seek to achieve
the specified mix of new housing. This
applies to both market housing as well
as affordable homes. The NPPG sets
out that contributions on affordable
housing should not be sought from
development of 10 units or less consequently contributions and
requests for the housing mix should
only be made in respect of
development of 11 units or more.
The comments regarding internal
space standards are noted, the NPPG
(para56-018-20150327) states where a
local planning authority wishes to
require an internal space standard
they should only do so by reference in
their Local Plan to the Nationally
Described Space Standard. The third
and fourth paragraphs under flexible
design and space standards make
reference to optional parts of the
Building Regulations which seeks to
ensure that properties are more
accessible and therefore more flexible
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In terms of the Flexible Design and
Space Standards aspect of the
policy - it is considered that
Paragraph 3 and Paragraph 4 be
deleted and replaced with : "All
residential development will be
designed and built to encourage
sustainable and flexible living. In
particular, accommodation should
achieve adequate internal space
for the intended number of
occupants in accordance with the
Nationally Described Space
standard and delivered to meet
accessibility standards set out in
the Optional Requirement M4(2) of
Part M of the Building
Regulations."
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for the future demographic of the plan
area. However these go beyond the
nationally described space standards
and there is no evidence that the
standards in this part of the policy will
meet the future needs of the
demographic of the plan area. As such
it is considered that the policy should
be modified to support the use of
these optional standards but within
the context of Nationally Described
Space Standards.
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HC11

Yes

Yes

Yes

SUPPORT
Healthy and Sustainable Communities
The following draft Policies are supported in terms of their positive benefits for
health and wellbeing:
HC11

Support for policy HC11 welcomed.

That the second Paragraph of
Policy HC11 be reworded to :
The Council will seek to secure the
following mix of housing as part of
all residential developments of 11
dwellings or more. The final mix
achieved on any site will be
informed by the nature of the
development site, character of the
area, evidence of local housing
need and turnover of properties at
the local level.

HC11 Housing Mix and Type

2745/793

Steve Buffery

REPRESENTATION
SUGGESTED CHANGE TO PLAN

However the first part of this policy
indicates that for major residential
schemes (ie 10 dwellings or more) the
District Council will seek to achieve the
specified mix of new housing. This
applies to both market housing as well
as affordable homes. The NPPG sets
out that contributions on affordable
housing should not be sought from
development of 10 units or less consequently contributions and
requests for the housing mix should
only be made in respect of
development of 11 units or more.
In terms of internal space standards,
the NPPG (para56-018-20150327)
states where a local planning authority
wishes to require an internal space
standard they should only do so by
reference in their Local Plan to the
Nationally Described Space Standard.
The third and fourth paragraphs under
flexible design and space standards
make reference to optional parts of
the Building Regulations which seeks
to ensure that properties are more
accessible and therefore more flexible
for the future demographic of the plan
area. However these go beyond the
nationally described space standards
and there is no evidence that the
standards in this part of the policy will
meet the future needs of the
demographic of the plan area. As such
it is considered that the policy should
be modified to support the use of
these optional standards but within
the context of Nationally Described
Space Standards.
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In terms of the Flexible Design and
Space Standards aspect of the
policy - it is considered that
Paragraph 3 and Paragraph 4 be
deleted and replaced with : "All
residential development will be
designed and built to encourage
sustainable and flexible living. In
particular, accommodation should
achieve adequate internal space
for the intended number of
occupants in accordance with the
Nationally Described Space
standard and delivered to meet
accessibility standards set out in
the Optional Requirement M4(2) of
Part M of the Building
Regulations."
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HC11

Yes

Yes

Yes

SUPPORT
Our client notes the requirement in the draft policy that all new residential
development will be required to contribute towards the creation of sustainable,
balanced and inclusive communities by providing a mix of housing types and sizes.
Our client considers that the housing mix set out within the policy should be applied
with flexibility to ensure that sites continue to be viable. If sites become unviable as a
result of restrictive policies which require a specific housing mix this will prevent the
sites from being delivered which will could result in the Council being unable to
demonstrate a five year housing land supply either through the site not being
delivered or being delivered at a slower trajectory than envisaged. As set out of the
Committee Report (dated 20 August 2016) our client's proposals will provide a range
and mix of house types in accordance with the Council's planning policy requirements.

Support for policy HC11 noted and
welcomed.

That the second Paragraph of
Policy HC11 be reworded to :
The Council will seek to secure the
following mix of housing as part of
all residential developments of 11
dwellings or more. The final mix
achieved on any site will be
informed by the nature of the
development site, character of the
area, evidence of local housing
need and turnover of properties at
the local level.

HC11 Housing Mix and Type

2744/28

Richbourough
Estates Ltd

REPRESENTATION
SUGGESTED CHANGE TO PLAN

However the first part of this policy
indicates that for major residential
schemes (i.e. 10 dwellings or more)
the District Council will seek to achieve
the specified mix of new housing. This
applies to both market housing as well
as affordable homes. The NPPG sets
out that contributions on affordable
housing should not be sought from
development of 10 units or less consequently contributions and
requests for the housing mix should
only be made in respect of
development of 11 units or more.
In terms of internal space standards,
the NPPG (para56-018-20150327)
states where a local planning authority
wishes to require an internal space
standard they should only do so by
reference in their Local Plan to the
Nationally Described Space Standard.
The third and fourth paragraphs under
flexible design and space standards
make reference to optional parts of
the Building Regulations which seeks
to ensure that properties are more
accessible and therefore more flexible
for the future demographic of the plan
area. However these go beyond the
nationally described space standards
and there is no evidence that the
standards in this part of the policy will
meet the future needs of the
demographic of the plan area. As such
it is considered that the policy should
be modified to support the use of
these optional standards but within
the context of Nationally Described
Space Standards.
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In terms of the Flexible Design and
Space Standards aspect of the
policy - it is considered that
Paragraph 3 and Paragraph 4 be
deleted and replaced with : "All
residential development will be
designed and built to encourage
sustainable and flexible living. In
particular, accommodation should
achieve adequate internal space
for the intended number of
occupants in accordance with the
Nationally Described Space
standard and delivered to meet
accessibility standards set out in
the Optional Requirement M4(2) of
Part M of the Building
Regulations."
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HC11

Yes

No

Yes

SUPPORT

The evidence from the HEDNA report
makes it clear that the mix of housing
set out in Policy HC11 is the most
appropriate taking account of the
future demographics of the area.
Implementing this policy will result in
smaller properties to meet falling
household sizes and address the
affordability of properties across the
plan area. Whilst the policy sets out
the future requirements for the mix of
houses it does allow for some
discretion as it indicates that the final
mix achieved on any site will be
informed by the nature of the
development site, character of the
area, evidence of local housing need
and turnover of properties at the local
level.

That the second Paragraph of
Policy HC11 be reworded to :
The Council will seek to secure the
following mix of housing as part of
all residential developments of 11
dwellings or more. The final mix
achieved on any site will be
informed by the nature of the
development site, character of the
area, evidence of local housing
need and turnover of properties at
the local level.

HC11 Housing Mix and Type

5317/204

Mr John
Coleman

REPRESENTATION
William Davis
SUGGESTED CHANGE TO PLAN
William Davis objects to Policy HC11: Housing Mix and Type which has three sections.
William Davis Limited has serious concerns regarding the first part of Policy HC11. This
sets out the prescriptive housing mix for all residential developments of 10 dwellings
or more. Whilst the final mix will be informed by the nature of the development,
character of the area, evidence of local need and property turnover at the local level
there is no recognition of 'market' considerations. Paragraph 50 of the NPPF charges
Local Planning Authorities with the task of delivering a 'wide choice of high quality
homes'. In delivering sustainable communities the Council should take account of
'market trends'. The draft policy makes no reference to market/demand
considerations.
The proposed mix, which requires 90% of all market dwellings to be 2 and 3 bedroom
units, simply would not be contemplated by the vast majority of house builders. It
would be uneconomic and would not enable builders to commit to the very significant
up front investments costs need to bring forward major sites. The severe emphasis on
2 and 3 bed units may be reflective of the demographic need assessment undertaken
by GL Hearn but adhering to such a prescriptive mix will not deliver housing by
commercial house builders. William Davis Limited urges the Council to review this
policy to ensure that housing is delivered and the Plan is positively planned and
effective -two of the tests of soundness set out in paragraph 182 of the NPPF.
The third part of Policy HC11 requires that all new residential development will
contain adequate internal living space in accordance with the nationally described
space standard. With particular reference to the nationally described space standard
the NPPG (ID: 56-020) confirms “where a need for internal space standards is
identified, local planning authorities should provide justification for requiring internal
space policies”. If the Council wishes to adopt this standard it should be justified by
meeting the criteria set out in the NPPG including need, viability and impact on
affordability. At this time the Council has not provided sufficient evidence to justify
adoption of the nationally described space standard and the impact upon viability
requires further review.
(Refer to additional covering letter submitted with form)
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The first part of this policy indicates
that for major residential schemes (i.e.
10 dwellings or more) the District
Council will seek to achieve the
specified mix of new housing. This
applies to both market housing as well
as affordable homes. The NPPG sets
out that contributions on affordable
housing should not be sought from
development of 10 units or less consequently contributions and
requests for the housing mix should
only be made in respect of
development of 11 units or more.
The comments regarding internal
space standards are noted, the NPPG
(para56-018-20150327) states where a
local planning authority wishes to
require an internal space standard
they should only do so by reference in
their Local Plan to the Nationally
Described Space Standard. The third
and fourth paragraphs under flexible
design and space standards make
reference to optional parts of the
Building Regulations which seeks to
ensure that properties are more
accessible and therefore more flexible
for the future demographic of the plan

In terms of the Flexible Design and
Space Standards aspect of the
policy - it is considered that
Paragraph 3 and Paragraph 4 be
deleted and replaced with : "All
residential development will be
designed and built to encourage
sustainable and flexible living. In
particular, accommodation should
achieve adequate internal space
for the intended number of
occupants in accordance with the
Nationally Described Space
standard and delivered to meet
accessibility standards set out in
the Optional Requirement M4(2) of
Part M of the Building
Regulations."

Chapter 6 Page 91

APPENDIX 3
area. However these go beyond the
nationally described space standards
and there is no evidence that the
standards in this part of the policy will
meet the future needs of the
demographic of the plan area. As such
it is considered that the policy should
be modified to support the use of
these optional standards but within
the context of Nationally Described
Space Standards.

That the second Paragraph of Policy
HC11 be reworded to :
The Council will seek to secure the
following mix of housing as part of all
residential developments of 11
dwellings or more. The final mix
achieved on any site will be informed
by the nature of the development site,
character of the area, evidence of local
housing need and turnover of
properties at the local level.
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HC11

Yes

No

No

SUPPORT

The evidence from the HEDNA report
makes it clear that the mix of housing
set out in Policy HC11 is the most
appropriate taking account of the
future demographics of the area.
Implementing this policy will result in
smaller properties to meet falling
household sizes and address the
affordability of properties across the
plan area. Whilst the policy sets out
the future requirements for the mix of
houses it does allow for some
discretion as it indicates that the final
mix achieved on any site will be
informed by the nature of the
development site, character of the
area, evidence of local housing need
and turnover of properties at the local
level.

That the second Paragraph of
Policy HC11 be reworded to :
The Council will seek to secure the
following mix of housing as part of
all residential developments of 11
dwellings or more. The final mix
achieved on any site will be
informed by the nature of the
development site, character of the
area, evidence of local housing
need and turnover of properties at
the local level.

HC11 Housing Mix and Type

5924/133

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

REPRESENTATION
We are not entirely convinced that it is desirable to be prescriptive about the type
and size of residential accommodation – especially in the private market. We support
the view that the final mix on each site will be determined or informed by the nature
and characteristics of the site. But the type of homes required by the market will
ultimately determine the mix. It is rarely the case that only 5% would be 4
bedroomed houses (or above) or that the developer would necessarily wish to
develop 50% as 3 bed houses. We would suggest that any such guidance is purely
indicative.
In relation to affordable housing, it is surprising that as many as 40% of dwellings are
required as 1 bedroomed dwellings. Furthermore, it will rarely be economical to
provide 1 bedroomed dwellings in the form of bungalows nor is this likely to be an
efficient or economic use of land. Once again, it is important to emphasise that the
small sized households do not necessarily need small dwellings.
SUGGESTED CHANGE TO PLAN

The first part of this policy indicates
that for major residential schemes (i.e.
10 dwellings or more) the District
Council will seek to achieve the
specified mix of new housing. This
applies to both market housing as well
as affordable homes. The NPPG sets
out that contributions on affordable
housing should not be sought from
development of 10 units or less consequently contributions and
requests for the housing mix should
only be made in respect of
development of 11 units or more.
In terms of the internal space
standards, the NPPG (para56-01820150327) states where a local
planning authority wishes to require
an internal space standard they should
only do so by reference in their Local
Plan to the Nationally Described Space
Standard. The third and fourth
paragraphs under flexible design and
space standards make reference to
optional parts of the Building
Regulations which seeks to ensure that
properties are more accessible and
therefore more flexible for the future
demographic of the plan area.
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In terms of the Flexible Design and
Space Standards aspect of the
policy - it is considered that
Paragraph 3 and Paragraph 4 be
deleted and replaced with : "All
residential development will be
designed and built to encourage
sustainable and flexible living. In
particular, accommodation should
achieve adequate internal space
for the intended number of
occupants in accordance with the
Nationally Described Space
standard and delivered to meet
accessibility standards set out in
the Optional Requirement M4(2) of
Part M of the Building
Regulations."
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APPENDIX 3
However these go beyond the
nationally described space standards
and there is no evidence that the
standards in this part of the policy will
meet the future needs of the
demographic of the plan area. As such
it is considered that the policy should
be modified to support the use of
these optional standards but within
the context of Nationally Described
Space Standards.
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Hc10- also
rleates to KI4

Yes

No

Yes

SUPPORT

Comments regarding the housing mix
and type proposed in policy HC11 are
noted. The Derbyshire Dales Housing
and Economic Development Needs
Assessment forms part of the evidence
base for the Local Plan. This document
identifies the range of types and sizes
of accommodation likely to be needed
by the population in future, including
that required by those groups with
specific housing needs as required by
the NPPF. Policy HC11 reflects the
needs identified within the study and
it is therefore a wholly appropiate mix
for the District.

That the second Paragraph of
Policy HC11 be reworded to :
The Council will seek to secure the
following mix of housing as part of
all residential developments of 11
dwellings or more. The final mix
achieved on any site will be
informed by the nature of the
development site, character of the
area, evidence of local housing
need and turnover of properties at
the local level.

HC11 Housing Mix and Type

3298/391

Cllr Mrs Susan
Dews
Doveridge
Parish Council

REPRESENTATION
The type, size and tenure of homes being proposed in Doveridge do not reflect the
needs of the community. A detailed questionnaire sent to every household in the
parish last year showed that residents suggested a mix of housing types was required,
including smaller homes to allow downsizing and starter homes to allow youngsters to
settle here. Whilst the wording of KI 4 relates to the size and mix of dwellings, the
percentage figures for the different types of housing (Policy HC10) may need altering
to reflect the situation.
SUGGESTED CHANGE TO PLAN
Provision should be made in Policy HC10 to adjust the percentages of different sized
houses to reflect local needs in the smaller/more remote settlements with a greater
level of aging population. A suggested change to the policy to read 60% two bed
properties (rather than 40%) and 20% three bed properties (rather than 40%).

The first part of this policy indicates
that for major resiential schemes (ie
10 dwellings or more) the District
Council will seek to achieive the
specified mix of new housing. This
applies to both market housing as well
as affordable homes. The NPPG sets
out that contributions on affordable
housing should not be sought from
development of 10 units or less consequently contributions and
requests for the housing mix should
only be made in respect of
development of 11 units or more.
The comments regarding internal
space standards are noted, the NPPG
(para56-018-20150327) states where a
local planning authority wishes to
require an internal space standard
they should only do so by reference in
their Local Plan to the Nationally
Described Space Standard. The third
and fourth paragraphs under flexible
design and space standards make
reference to optional parts of the
Building Regulations which seeks to
ensure that properties are more
accessible and therefore more flexible
for the future demographic of the plan
area. However these go beyond the
nationally described space standards
and there is no evidence that the
standards in this part of the policy will
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In terms of the Flexible Design and
Space Standards aspect of the
policy - it is considered that
Paragraph 3 and Paragraph 4 be
deleted and replaced with : "All
residential development will be
designed and built to encourage
sustainable and flexible living. In
particular, accommodation should
achieve adequate internal space
for the intended number of
occupants in accordance with the
Nationally Described Space
standard and delivered to meet
accessibility standards set out in
the Optional Requirement M4(2) of
Part M of the Building
Regulations."
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APPENDIX 3
meet the future needs of the
demographic of the plan area. As such
it is considered that the policy should
be modified to support the use of
these optional standards but within
the context of Nationally Described
Space Standards.
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Hc11

No

No

Yes

SUPPORT

The first part of this policy indicates
that for major residential schemes (i.e.
10 dwellings or more) the District
Council will seek to achieve the
specified mix of new housing. This
applies to both market housing as well
as affordable homes. The NPPG sets
out that contributions on affordable
housing should not be sought from
development of 10 units or less consequently contributions and
requests for the housing mix should
only be made in respect of
development of 11 units or more.

That the second Paragraph of
Policy HC11 be reworded to :
The Council will seek to secure the
following mix of housing as part of
all residential developments of 11
dwellings or more. The final mix
achieved on any site will be
informed by the nature of the
development site, character of the
area, evidence of local housing
need and turnover of properties at
the local level.

HC11 Housing Mix and Type

2164/370

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

REPRESENTATION
Planning Practice Guidance - PARA 031 says contributions (to affordable housing)
should not be sought from developments of 10-units or less, and which have a
maximum combined gross floorspace of no more than 1000sqm. Thus the plan is not
compliant with National policy because policy HC11 refers to sites of less than 10
dwellings in regard to a contribution to affordable housing.
SUGGESTED CHANGE TO PLAN
Replace the words "less than 10 dwellings" with "10-units or less"

The comments elsewhere regarding
internal space standards have been
made, the NPPG (para56-01820150327) states where a local
planning authority wishes to require
an internal space standard they should
only do so by reference in their Local
Plan to the Nationally Described Space
Standard. The third and fourth
paragraphs under flexible design and
space standards make reference to
optional parts of the Building
Regulations which seeks to ensure that
properties are more accessible and
therefore more flexible for the future
demographic of the plan area.
However these go beyond the
nationally described space standards
and there is no evidence that the
standards in this part of the policy will
meet the future needs of the
demographic of the plan area. As such
it is considered that the policy should
be modified to support the use of
these optional standards but within
the context of Nationally Described
Space Standards.
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In terms of the Flexible Design and
Space Standards aspect of the
policy - it is considered that
Paragraph 3 and Paragraph 4 be
deleted and replaced with : "All
residential development will be
designed and built to encourage
sustainable and flexible living. In
particular, accommodation should
achieve adequate internal space
for the intended number of
occupants in accordance with the
Nationally Described Space
standard and delivered to meet
accessibility standards set out in
the Optional Requirement M4(2) of
Part M of the Building
Regulations."
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HC11

Yes

No

Yes

SUPPORT

The mix of housing set out in Policy
HC11 is based upon the evidence set
out in the GL Hearn report of housing
needs as a result of the forecast
demographic changes for Derbyshire
Dales over the plan period 2013-2033.

That the second Paragraph of
Policy HC11 be reworded to :
The Council will seek to secure the
following mix of housing as part of
all residential developments of 11
dwellings or more. The final mix
achieved on any site will be
informed by the nature of the
development site, character of the
area, evidence of local housing
need and turnover of properties at
the local level.

HC11 Housing Mix and Type

4794/69

Sue Green
Home Builders
Federation Ltd

REPRESENTATION
It is unclear if Policy HC11 : Housing Mix & Type introduces the nationally described
space standard. The NPPF states that Local Plan policies must be clear so that
applicants know what to do to submit an planning application that is likely to be
approved and decision makers know how to react to that application for planning
permission (paras 17 & 154).
Policy HC11 proposes that on sites of more than 10 dwellings 90% of all houses are
built to the higher optional standard of M4(2) adaptable / accessible homes of the
Building Regulations and 10% of all houses are built to M4(3). The Written Ministerial
Statement dated 25th March 2015 stated that “the optional new national technical
standards should only be required through any new Local Plan policies if they address
a clearly evidenced need, and where their impact on viability has been considered, in
accordance with the NPPG”.
If the Council wishes to adopt the higher optional standards for accessible &
adaptable homes and / or the nationally described space standard the Council should
only do so by applying the criteria set out in the NPPG. The NPPG sets out that
“Where a need for internal space standards is identified, local planning authorities
should provide justification for requiring internal space policies. Local Planning
Authorities should take account of the following areas need, viability and timing” (ID:
56-020-20150327).
It is incumbent on the Council to provide a local assessment evidencing the specific
case for Derbyshire Dales which justifies the inclusion of the nationally described
space standard and / or optional higher standards for accessible / adaptable homes in
its Local Plan policy. The Council should also revise Policy HC11 as the NPPG confirms
that “Local Plan policies for wheelchair accessible homes should be applied only to
those dwellings where the local authority is responsible for allocating or nominating a
person to live in that dwelling” (ID 56-009-20150327).
SUGGESTED CHANGE TO PLAN
It is suggested the proposed housing mix set out in Policy HC11 is reconsidered as it is
overly prescriptive (90% 2 & 3 bedroom / 5% 4 bedroom) and provides an inflexible
policy response to the realities of purchaser expectations in the for sale housing
market.
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However the first part of this policy
indicates that for major residential
schemes (i.e. 10 dwellings or more)
the District Council will seek to achieve
the specified mix of new housing. This
applies to both market housing as well
as affordable homes. The NPPG sets
out that contributions on affordable
housing should not be sought from
development of 10 units or less consequently contributions and
requests for the housing mix should
only be made in respect of
development of 11 units or more.
In terms of the internal space
standards, the NPPG (para56-01820150327) states where a local
planning authority wishes to require
an internal space standard they should
only do so by reference in their Local
Plan to the Nationally Described Space
Standard. The third and fourth
paragraphs under flexible design and
space standards make reference to
optional parts of the Building
Regulations which seeks to ensure that
properties are more accessible and
therefore more flexible for the future
demographic of the plan area.
However these go beyond the
nationally described space standards
and there is no evidence that the
standards in this part of the policy will
meet the future needs of the
demographic of the plan area. As such
it is considered that the policy should
be modified to support the use of
these optional standards but within
the context of Nationally Described
Space Standards.

In terms of the Flexible Design and
Space Standards aspect of the
policy - it is considered that
Paragraph 3 and Paragraph 4 be
deleted and replaced with : "All
residential development will be
designed and built to encourage
sustainable and flexible living. In
particular, accommodation should
achieve adequate internal space
for the intended number of
occupants in accordance with the
Nationally Described Space
standard and delivered to meet
accessibility standards set out in
the Optional Requirement M4(2) of
Part M of the Building
Regulations."

Chapter 6 Page 93

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

No

SUPPORT

Comments regarding the provision of
properties suitable for the elderly are
noted.

That the following text be included
in the Local Plan in Paragraph 6.25

HC12 Elderly Needs Accommodation

6296/690

Nick Phipps

HC12

REPRESENTATION
The policy only refers to the building of additions/annexes to existing properties. It
does not make any mention of the building of new homes suitable for older people.
This seems to be a general flaw in the overall plan. The elderly population of
Wirksworth is growing and will continue to grow. Many of those elderly currently live
in houses that they have brought up families in and have lived in for decades. They
would wish to downsize to a smaller property if they could but there is a shortage of
suitable housing. They would be looking for 2 bedroom bungalows. Once they do
downsize then that frees up their original dwelling for families. The scope of the policy
needs to be broadened to include a positive requirement to build new homes suitable
for elderly needs and not limit it to extensions/annexes.

The HEDNA identified a
neefor 436 C2 bedspaces (22 pa).
These additional to the OAN (which is
for C3 dwellings) - the provision of
bedspaces does not equate to the
number of dwellings as these will be
delivered in a different fom, with the
density of C2 development expected
to be higher than the average for C3
dwellings

SUGGESTED CHANGE TO PLAN
It ismportant, however, that
the District Council take this into
account in considering housing supply,
and as such it it appropriate to include
within the plan support for
development proposals that increase
the level of bedspace required in Use
Class C2.
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"The evidence suggests that that
over the plan period that in the
order of 436 bedspaces will need
to be provided in Residential Care
Homes (Within Use Class C2). The
District Council will seek to work in
partnership with Derbyshire
County, developers and other
agencies to bring forward
development to meet this need"
That Policy HC11 Specialised
Housing Accommodation be
modified to include the following
additional section:
"Registered Care Provision
Schemes that provide registered
care accommodation (Use Class C2)
schemes will be supported
provided that the type of provision
meets identified District
needs."That Policy HC11
Specialised Housing
Accommodation be modified to
read:
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Policy HC11 provides guidance on
specialist housing accommodation that
meets not only the needs of the
elderly but also vulnerable people and
those with specialist care needs, whilst
HC12 specifically refers to elderly
needs accommodation in the form of
self contained annexes and extensions
to existing dwellings. In light of the
evidence demonstrating that the
Derbyshire Dales has a significantly
older population structure than most
local authorities and that the
population of people aged 60 plus is
anticipated to rise by 32% over the
plan period it is considered justified to
have a separate policy specifically on
elderly needs accommodation which
will enable older people to sustain
their on going independence either in
their own homes or will help from
family members. Its is not considered
necessary to make modifications to
the policy.

No Change.

HC12 Elderly Needs Accommodation

3752/15

Richard
Crosthwaite
Gladman
Developments
Ltd

HC12

REPRESENTATION
Comment - for Clarity the policy should also contain reference to 'older person's
annexes' (and this element should be removed from policy HC11).
It is unclear why the Council feel the need for two policies on elderly persons’
accommodation. One on Specialised Housing Accommodation is contained within
Policy HC11 and one on annexes is contained in Policy HC12. In order for the Plan to
be clear it is suggested that there is one separate policy on elderly persons’
accommodation that encompasses both of these requirements.
SUGGESTED CHANGE TO PLAN
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SUPPORT
Healthy and Sustainable Communities
The following draft Policies are supported in terms of their positive benefits for
health and wellbeing: HC13

Support for policy HC13 is welcomed.

No Change.

HC13 Agricultural and Rural Workers Dwellings

2745/794

Steve Buffery

HC13

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments relating to playground
facilities in Tansley are noted. The
Derbyshire Dales Local Plan should be
read as awhole document. Policy S11
relates to infrastructure and developer
contributions and includes reference
to open space, sports and recreation
facilities. Such contributions would be
sought where planning permission is
given to development and there was a
need in that area.

No Change

HC14 Open Space, Sports and Recreation Facilities

3291/723

Jane Flanagan

6.32

Yes

REPRESENTATION
The Local Plan says "Open spaces for sports and recreation are essential for achieving
sustainable development, as they provide opportunities for exercise and social
interaction amongst local residents." Yet no proposals for sports and recreational
facilities have been put forward for Tansley despite the large number of houses
earmarked for this village. Our current playground facilities are inadequate for the
current population of the village, never mind an increase of around 100 families.
Development is unsustainable without new playground facilities in this village.
SUGGESTED CHANGE TO PLAN
The Plan should commit developers to funding the infrastructure and the
maintenance of children's playgrounds and they should be an integral part of
development plans for a village like this. For the sake of practicality and safety,
children need playgrounds as near to their homes as possible.
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This site was de-notified as a site that
Derbyshire County Council wished to
develop for education purposes - it is
in private ownership and the land
owner has had aspirations to develop
the site for residential development.
There are however potential access
difficulties to facilitate development of
the site. Although the site is
surrounded on all sides by
development it consists of open space.
A public footpath crosses the site and
it is well used by local residents. As
such it is considered that it is
appropriate to safeguard it as public
open space.

That the site be identified as Public
Open Space on the Policies Maps

HC14 Open Space, Sports and Recreation Facilities

2745/129

Steve Buffery
Derbyshire
County Council

HC14

No

REPRESENTATION
Local County Councillors with electoral divisions in Derbyshire Dales District were
consulted on the PSDP. Councillor Irene Ratcliffe, Local County Council Member for
Wirksworth Electoral Division, has made a detailed statement, which is given in
Appendix 1 and summarised below. Councillor Ratcliffe proposes the allocation of
land at The Meadows in Wirksworth for public open space.
SUGGESTED CHANGE TO PLAN
Councillor Ratcliffe proposes the allocation of land at The Meadows in Wirksworth for
public open space.
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This site was de-notified as a site that
Derbyshire County Council wished to
develop for education purposes - it is
in private ownership and the land
owner has had aspirations to develop
the site for residential development.
There are however potential access
difficulties to facilitate development of
the site. Although the site is
surrounded on all sides by
development it consists of open space.
A public footpath crosses the site and
it is well used by local residents. As
such it is considered that it is
appropriate to safeguard it as public
open space.

That the site be identified as Public
Open Space on the Policies Maps

HC14 Open Space, Sports and Recreation Facilities

2745/58

Steve Buffery
Derbyshire
County Council

HC14

No

REPRESENTATION
Land at The Meadows, Wirksworth
Policy HC14: Open Space and Outdoor Recreation Facilities, sets out DDDC’s aim to
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 wellbeing of local communities.
In this respect, County Councillor Irene Ratcliffe drew attention to the fact that land at
The Meadows, Wirksworth, was a notified school site that was de -notified by DCC
because it is too small to accommodate a new school of the size needed in
Wirksworth. Councillor Ratcliffe considers that the site is the only flat area of open
space left in the centre of Wirksworth and, as such, it is important this area of open
land is protected and formally allocated in the Local Plan as an area of Public Open
Space and a Community Asset. Given the importance of this area of open space to the
local community, it is requested that DDDC give further consideration to this issue in
consultation with DCC.
SUGGESTED CHANGE TO PLAN
Councillor Ratcliffe considers that the site is the only flat area of open space left in the
centre of Wirksworth and, as such, it is important this area of open land is protected
and formally allocated in the Local Plan as an area of Public Open Space and a
Community Asset. Given the importance of this area of open space to the local
community, it is requested that DDDC give further consideration to this issue in
consultation with DCC.
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The Peak Sub Region Open Space,
Sport and Recreation Study assessed
the demand and supply of open space,
sport and recreation facilities. It also
undertook an assessment of quantity
and quality of different types of open
spaces along with their accessibility
and value to the local community. The
study concluded that there is a good
supply of high quality open space for
sport and recreation across most of
the Plan area. In accordance with
paragraph 73 of the NPPF the District
Council in partnership with Sport
England have undertaken an up to
date open space and sport study to
provide up to date and robust
information on the provision and
quality of open spaces and sports
facilities within the District. The Plan
should be read as a whole when
considering proposals for
development. Policy HC14: Open
Space and Outdoor Recreation
Facilities sets out proposals for
development are to encourage
improvements to existing recreation,
play and sports facilities within
communities and new opportunities
shall be informed by the Peak Sub
Region Study or any successor
documents.

No Change

HC14 Open Space, Sports and Recreation Facilities

3752/16

Richard
Crosthwaite
Gladman
Developments
Ltd

HC14

Yes

REPRESENTATION
The Policy is overly restrictive and does not reflect the planning balance exercise that
should be undertaken when weighing up the benefits of development against any
harm. It is considered that any policy which seeks to protect areas of open space
should be predicated on a robust and fully justified evidence base. The Local Plan
should only seek to protect valued open space and this should be through the
planning balance exercise advocated by the Framework.
SUGGESTED CHANGE TO PLAN
Policy HC14 should therefore be supported by a clear evidence base and should be
reworded to reflect the planning balancing test against the three dimensions of
sustainability contained within the Framework.
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The Peak Sub Region Open Space,
Sport and Recreation Study assessed
the demand and supply of open space,
sport and recreation facilities. It also
undertook an assessment of quantity
and quality of different types of open
spaces along with their accessibility
and value to the local community. The
study concluded that there is a good
supply of high quality open space for
sport and recreation across most of
the Plan area. In accordance with
paragraph 73 of the NPPF the District
Council in partnership with Sport
England have undertaken an up to
date open space and sport study to
provide up to date and robust
information on the provision and
quality of open spaces and sports
facilities within the District. The Plan
should be read as a whole when
considering proposals for
development. Policy HC14: Open
Space and Outdoor Recreation
Facilities sets out proposals for
development are to encourage
improvements to existing recreation,
play and sports facilities within
communities and new opportunities
shall be informed by the Peak Sub
Region Study or any successor
documents.

No Change

HC14 Open Space, Sports and Recreation Facilities

6275/522

Mr & Mrs Green

HC14

Yes

REPRESENTATION
It is not apparent that the Plan is based upon an objectively assessed need for
infrastructure - particularly the use of shared space, and a sports facility plan. There is
no indication in the Plan of an assessment of local demand or deficiencies in
provision. Evidence is needed, and a proactive approach to how, when and where this
sports provision will be provided. Communities allocated development should be
aware what facilities are required to make required to make development
sustainable. A transparent and integrated approach to development and
infrastructure requirement is not apparent.
The Plan needs to be consistent with NPPF7 (Achieving Sustainable Development - a
social role). The Plan should be based upon up to date Objectively Assessed
infrastructure needs (Recreational Facilities). The Plan should identify where
undersupply is and state, how this is going to be addressed. All too vague, too much
room for not addressing the need. Communities need clear clarification of all
infrastructure requirements
SUGGESTED CHANGE TO PLAN
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SUPPORT
Healthy and Sustainable Communities
The following draft Policies are supported in terms of their positive benefits for
health and wellbeing: HC14

Support for policy HC14 welcomed.

No Change.

HC14 Open Space, Sports and Recreation Facilities

2745/795

Steve Buffery

HC14

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Policy HC14 seeks to support the
retention of open spaces and sports
and recreation sites - the policy in the
adopted Local Plan sought to identify
key sites on the Proposals Map - the
current policy does not make
reference to sites identified on the
Policies Map, but these have not been
identified for deletion in the Policies
Maps Document. It is therefore
considered appropriate that Policy
HC14 be modified to make reference
to site identified on the Policies Maps

That Policy HC14 First Bullet Point
be modified to read:

HC14 Open Space, Sports and Recreation Facilities

2745/132

Steve Buffery
Derbyshire
County Council

Deletion of
former
allocations

No

REPRESENTATION
Local County Councillors with electoral divisions in Derbyshire Dales District were
consulted on the PSDP. Councillor Irene Ratcliffe, Local County Council Member for
Wirksworth Electoral Division, has made a detailed statement, which is given in
Appendix 1 and summarised below. Councillor Ratcliffe, expresses concern about
the deletion of various areas of previously safeguarded land for recreational and
tourism uses;
SUGGESTED CHANGE TO PLAN
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Resisting any
development that involves the loss
of a sport, recreation, play facility
or amenity green-space as
identified on the Proposal 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.
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Comments regarding green space and
the health and well-being of residents
are noted. Policy HC14: Open space
and Outdoor Recreation seeks to
ensure that where any loss of green
space occurs that alternative facilities
are provided which are of equal or
better quality. This provides sufficent
safeguard to the health and well-being
benefits associated with green space.
No change is therefore recommended.

No Change

HC15 Community Facilities and Services

3298/386

Cllr Mrs Susan
Dews
Doveridge
Parish Council

HC13 and
HC15

REPRESENTATION
It is well accepted that open green spaces contribute to the health and well-being of
the population at large and loss of green spaces, even if not allocated as such, has a
negative impact on the well-being of society
SUGGESTED CHANGE TO PLAN
Reword paragraph 2 of Policy HC15 to add, after ‘formal and informal amenity areas’
public open space and green space which is beneficial to the health and well being of
the local population unless:
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SUPPORT
Healthy and Sustainable Communities
The following draft Policies are supported in terms of their positive benefits for
health and wellbeing: HC15

Support for policy HC15 welcomed.

No Change.

HC15 Community Facilities and Services

2745/796

Steve Buffery

HC15

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding policy HC15 are
noted, however it is considered that
the policy as currently drafted accords
with the requirements of the
NPPF/NNPG. The loss of any services
or facilities, especially in the more rual
villages of the plan area can have a
significant impact upon community life
and will not be granted planning
permission until all possible options
have been explored to maintain and
secure their use. In respect of criteria
(a) it is considered that the text meets
the requirements of para 70 of the
NPPF which states planning policies
should "guard against the uncessary
loss of valued facilities and services,
particularly where this would reduce
the community's ability to meet its day
to day needs".

No Change.

HC15 Community Facilities and Services

6282/466

NewRiver Retail
c/o Simply
Planning
Limited

HC15

REPRESENTATION
The NPPF (at paragraph 182) sets out four tests of ‘soundness’ in respect of a Local
plan, namely a Local Plan should be positively prepared; justified; effective; and
consistent with national policy. Policy HC15 (as drafted) is not sound – it fails all four
of these tests. The first paragraph of Policy HC15 supports proposals that protect,
retain or enhance community facilities – NewRiver Retail do not object to this.
The second paragraph of Policy HC15, however, states that development which would
involve the loss of a community asset or facility, including land in community use (it
then lists a series of uses) and other community services/facilities, including Assets of
Community Value will only be supported where a series of criteria can be met. The
approach of the second part of the policy is overly restrictive and inconsistent with
the relevant provisions of the NPPF. Paragraph 70 of the NPPF is specifically
concerned with the delivery of social, recreational and cultural facilities and services –
it requires planning policies to:Plan positively for the provision and use of shared space, community facilities (such as
local shops, meeting places, sports venues, cultural buildings, public houses and
places of worship) and other local services to enhance the sustainability of
communities and residential environments;
Guard against the unnecessary loss of valued facilities and services, particularly where
this would reduce the community’s ability to meet its day-to-day needs;
Ensure that established shops, facilities, and services are able to develop and
modernise in a way that is sustainable, and retained for the benefit of the community;
and
Ensure an integrated approach to considering the location of housing, economic uses
and community facilities and services.
It is the second bullet point of paragraph 70 that explicitly deals with the loss of
community facilities. There is flexibility in its wording – it only guards against the
unnecessary loss of valued facilities. Where a facility is not of particular ‘value’,
redevelopment would not be in conflict with the provisions of paragraph 70 of the
NPPF. It also allows the consideration of whether a community would still be able to
meet its day-to-day needs (if a facility were to be lost). In short, paragraph 70 requires
a cost benefit analysis of the impact of the loss of a community facility or service.
Policy HC15 does not allow for that cost benefit analysis to be made – it is overly
prescriptive.
It is worth noting that the flexibility evident in paragraph 70 of the NPPF is in contrast
to the approach taken to other community facilities, notably existing open space,
sports and recreational buildings (paragraph 74) and local green spaces (paragraphs
76 and 77). These paragraphs have a defensive stance (‘should not be built on’) unless
a number of stringent criteria are met – the hurdle to justify their loss is set high. This
is not the case with community facilities. The flexible nature of paragraph 70 is not
reflected in Policy HC15 – development will ‘only be supported’ (our emphasis) where
certain (onerous) criteria can be met. Policy HC15 has three criteria. In justifying the
loss of a community facility, it must be demonstrated that either criterion (a) is met or
criteria (b) and (c) are met.
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In appraising a proposal against
criteria (a) a balanced judgement as to
whether the existing use is no longer
needed would be undertaken and
whether it is needed to serve the
needs of the community. Whether it
would be acceptable would be
dependent upon the individual
circumstances of the proposal for
consideration. Comments on criterion
(b) and (c) are noted, however it is
considered necessary to have the
policy criteria to test whether a
proposal can be supported or not.
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APPENDIX 3
Criterion (a) requires evidence to demonstrate that the existing use is no longer
needed to serve the needs of the community. This goes beyond the requirements of
paragraph 70 of the NPPF which refers to a community’s ability to meet its day-to-day
needs. The requirement of criterion (a) is extremely subjective – how are the needs of
a community defined? Criterion (a) would be neither effective nor consistent with
national policy.
Criterion (b) contains two components and is ambiguous. First, it refers to the
requirement for the service/facility to be demonstrated to be no longer financially
commercially viable (possibly through a Viability Assessment?), but then refers to the
requirement for a ‘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 the application’ in order to demonstrate
viability.
The second bullet of paragraph 21 of the NPPF states that ‘policies should be flexible
enough to accommodate needs not anticipated in the Plan and to allow a rapid
response to changes in economic circumstances’. Is the expectation of Policy HC15
that an unviable business (or service) is run for at least 12 months to enable
marketing? This is wholly unreasonable and fails to allow any response to changes in
the economic circumstances. It is inconsistent with paragraph 21 of the NPPF.
It further goes well beyond the expectation of paragraph 70 of the NPPF – this
requires neither a Viability Assessment or marketing to be undertaken prior to
redevelopment of community facilities; there is no justification for criterion (b) of
Policy HC15.
Criterion (c) requires a facility to be offered to the local community for their
acquisition/operation at a realistic price. First, who determines what comprises the
‘local community’ and what is ‘a realistic price’? Secondly, this criterion is a
duplication of Criterion (b) – if the facility has been actively marketed it has already
been made available to all. Fundamentally, as with Criterion (b) above, the criterion is
not justified and wildly inconsistent with the NPPF.
SUGGESTED CHANGE TO PLAN
It is evident that the second part of Policy HC15 is, on its face, inconsistent with the
NPPF. If adopted in its current form, the policy would be ‘out-of-date’ and the weight
to be given to it will be limited in accordance with paragraph 215 of the NPPF. We
would suggest therefore that the second paragraph and bullet points of Policy HC15
are deleted and replaced with the following:Derbyshire Dales Council will guard against the unnecessary loss of valued community
assets or facilities 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 where this would reduce the community’s ability to meet its day to
day needs, by assessing any application for their change of use or their
redevelopment against the provisions of the NPPF and the Development Plan.
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Comments regarding criteria C of
Policy HC15 are noted. Community
facilities play an important role in
terms of sustainable development and
facilities for local communities. The
loss of community facilities will have a
significant impact upon community life
and are often the hubs of the
community. Where proposals are
made which are to result in the loss of
a community facility, it is important
that all options are explored as to
retain the facility where possible. It
will be important for applicants to
provide evidence that they have
marketed the business as a going
concern, and the viability of the
options that have been considered
before other uses are considered for
the land or buildings. It is
recommended that no changes are
made.

No Change

HC15 Community Facilities and Services

2164/373

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

Hc15

REPRESENTATION
Criterion (c) is unduly restrictive and unnecessary. If criteria (a) and (b) are met, it is
wholly unreasonable to require that the property is offered to the local community.
SUGGESTED CHANGE TO PLAN
Delete criterion (c) or replace "and" with "or" before it
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Comments regarding policy wording to
HC15 are noted. The NPPF states that
the planning system can play an
important role in promoting healthy
communities and states in paragraph
70 that in order to deliver the social,
recreational and cultural facilities and
services the community needs,
planning policies and decisions should
plan positively for the provision of
community facilities; guard against the
unnecessary loss of valued facilities
and services; ensure established
facilities are retained for the benefit of
the community and ensure an
integrated approach to the location of
housing, economic uses, community
facilities and services. The proposed
revised wording to the policy is noted
however it is considered that the
essence of the request is already
provided in the policy wording. Policy
HC15 provides support for retention
and loss in appropriate evidenced
circumstances. Accordingly it is not
considered that revisions to policy
wording are required.

No Change.

HC15 Community Facilities and Services

6282/61

NewRiver Retail

HC15

REPRESENTATION
Simply Planning Limited acts on behalf of NewRiver Retail. We write in response to
the current consultation on the Derbyshire Dales Local Plan – Pre-Submission Draft
Plan and specifically Policy HC15:
Community Facilities and Services.
The NPPF (at paragraph 182) sets out four tests of ‘soundness’ in respect of a Local
plan, namely a Local Plan should be positively prepared; justified; effective; and
consistent with national policy. Policy HC15 (as drafted) is not sound – it fails all four
of these tests. The first paragraph of Policy HC15 supports proposals that protect,
retain or enhance community facilities – NewRiver Retail do not object to this.
The second paragraph of Policy HC15, however, states that development which would
involve the loss of a community asset or facility, including land in community use (it
then lists a series of uses) and other community services/facilities, including Assets of
Community Value will only be supported where a series of criteria can be met. The
approach of the second part of the policy is overly restrictive and inconsistent with
the relevant provisions of the NPPF. Paragraph 70 of the NPPF is specifically
concerned with the delivery of social, recreational and cultural facilities and services –
it requires planning policies to:Plan positively for the provision and use of shared space, community facilities (such as
local shops, meeting places, sports venues, cultural buildings, public houses and
places of worship) and other local services to enhance the sustainability of
communities and residential environments;
Guard against the unnecessary loss of valued facilities and services, particularly where
this would reduce the community’s ability to meet its day-to-day needs;
Ensure that established shops, facilities, and services are able to develop and
modernise in a way that is sustainable, and retained for the benefit of the community;
and
Ensure an integrated approach to considering the location of housing, economic uses
and community facilities and services.
It is the second bullet point of paragraph 70 that explicitly deals with the loss of
community facilities. There is flexibility in its wording – it only guards against the
unnecessary loss of valued facilities. Where a facility is not of particular ‘value’,
redevelopment would not be in conflict with the provisions of paragraph 70 of the
NPPF. It also allows the consideration of whether a community would still be able to
meet its day-to-day needs (if a facility were to be lost). In short, paragraph 70 requires
a cost benefit analysis of the impact of the loss of a community facility or service.
Policy HC15 does not allow for that cost benefit analysis to be made – it is overly
prescriptive.
It is worth noting that the flexibility evident in paragraph 70 of the NPPF is in contrast
to the approach taken to other community facilities, notably existing open space,
sports and recreational buildings (paragraph 74) and local green spaces (paragraphs
76 and 77). These paragraphs have a defensive stance (‘should not be built on’) unless
a number of stringent criteria are met – the hurdle to justify their loss is set high. This
is not the case with community facilities.
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The flexible nature of paragraph 70 is not reflected in Policy HC15 – development will
‘only be supported’ (our emphasis) where certain (onerous) criteria can be met. Policy
HC15 has three criteria. In justifying the loss of a community facility, it must be
demonstrated that either criterion (a) is met or criteria (b) and (c) are met.
Criterion (a) requires evidence to demonstrate that the existing use is no longer
needed to serve the needs of the community. This goes beyond the requirements of
paragraph 70 of the NPPF which refers to a community’s ability to meet its day-to-day
needs. The requirement of criterion (a) is extremely subjective – how are the needs of
a community defined? Criterion (a) would be neither effective nor consistent with
national policy.
Criterion (b) contains two components and is ambiguous. First, it refers to the
requirement for the service/facility to be demonstrated to be no longer financially
commercially viable (possibly through a Viability Assessment?), but then refers to the
requirement for a ‘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 the application’ in order to demonstrate
viability.
The second bullet of paragraph 21 of the NPPF states that ‘policies should be flexible
enough to accommodate needs not anticipated in the Plan and to allow a rapid
response to changes in economic circumstances’. Is the expectation of Policy HC15
that an unviable business (or service) is run for at least 12 months to enable
marketing? This is wholly unreasonable and fails to allow any response to changes in
the economic circumstances. It is inconsistent with paragraph 21 of the NPPF.
It further goes well beyond the expectation of paragraph 70 of the NPPF – this
requires neither a Viability Assessment or marketing to be undertaken prior to
redevelopment of community facilities; there is no justification for criterion (b) of
Policy HC15.
Criterion (c) requires a facility to be offered to the local community for their
acquisition/operation at a realistic price. First, who determines what comprises the
‘local community’ and what is ‘a realistic price’? Secondly, this criterion is a
duplication of Criterion (b) – if the facility has been actively marketed it has already
been made available to all. Fundamentally, as with Criterion (b) above, the criterion is
not justified and wildly inconsistent with the NPPF.
It is evident that the second part of Policy HC15 is, on its face, inconsistent with the
NPPF. If adopted in its current form, the policy would be ‘out-of-date’ and the weight
to be given to it will be limited in accordance with paragraph 215 of the NPPF.
SUGGESTED CHANGE TO PLAN
We would suggest therefore that the second paragraph and bullet points of Policy
HC15 are deleted and replaced with the following:Derbyshire Dales Council will guard against the unnecessary loss of valued community
assets or facilities 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 where this would reduce the community’s ability to meet its day to
day needs, by assessing any application for their change of use or their
redevelopment against the provisions of the NPPF and the Development Plan.
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HC16

Yes

Yes

Yes

SUPPORT
Policy HC16: Notified Sites identifies five sites in the District which will be
safeguarded for educational purposes. Four of the sites are identified to
accommodate replacement primary schools at North Street, Cromford; Church Road,
Darley Dale; Main Street, Kirk Ireton; and Main Street, Middleton by
Wirksworth. An additional site on land to the rear of Parochial CE Primary School,
Longford has been identified for the provision of school playing fields. These sites
have been identified by DCC for safeguarding in consultation with DDDC and so the
Policy is welcomed and supported.

Comments regarding the site at Land
to the rear of Parochial CE Primary
School, Longford are noted. This site
has been included within the policy
maps which accompany policy HC16.

No Change

HC16 Notified Sites

2745/80

Steve Buffery
Derbyshire
County Council

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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HC16

Yes
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Yes

SUPPORT

It is understood that agreement
reached between DCC and Tarmac
about bringing forward the new school
site as part of the Middle Peak site.
The District Council will work in
partnership with Tarmac and DCC to
ensure that the new school is
delivered as part of the development.

No Change

HC16 Notified Sites

2831/88

Paul Jennings

REPRESENTATION
An early feasibility study on a new Wirksworth Primary School should be carried out
to determine appropriate size and location. There should also be agreement between
the developers and the Derbyshire County Council to ensure that such a school is
realized. It should also be acknowledged that such an outcome would also free-up 3
existing school sites in the local area, which could in turn be used for housing
development.
SUGGESTED CHANGE TO PLAN
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HC16(d)

Yes

Yes

Yes

SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development is noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
mitigation measures to adhere to
where the quality of the groundwater
could potentially be affected. The issue
raised is covered within Policy PD9 and
therefore it is considered that no
changes should be made to individual
site policies for development as the
Local Plan should be read as a whole
when considering proposals for
development.

No Change

HC16 Notified Sites

3139/207

Gemma Gaskell
United Utilities

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy HC16 in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN

816

Chapter 6 Page 99

Rep No.

Name/
Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

HC16

Yes

Yes

Yes

SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9:
Pollution Control and Unstable Land
addresses the situation where
groundwater is present on a
development site and mitigation
measures to adhere to where the
quality of the groundwater could
potentially be affected. The issue
raised is covered within Policy PD9 and
therefore it is considered that no
changes should be made to individual
site policies for development as the
Local Plan should be read as a whole
when considering proposals for
development.

No Change

HC16 Notified Sites

3139/210

Gemma Gaskell
United Utilities

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy HC16 in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Healthy and Sustainable Communities
The following draft Policies are supported in terms of their positive benefits for health
and wellbeing: HC17

Support for HC17 welcomed.

No Change.

HC17 Promoting Sport, Leisure and Recreation

2745/797

Steve Buffery

HC17

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments relating to playground
facilities in Tansley are noted. The
Derbrshire Dales Local Plan should be
read as a whole document. Policy S11
relates to infrastructure and developer
contributions and includes reference
to open space, sports and recreation
facilities. Such contributions would be
sought were planning permission given
to development and there was a need
in that area.

No Change

HC17 Promoting Sport, Leisure and Recreation

3291/455

Gerard Flanagan

HC17

Yes

REPRESENTATION
The Local Plan says "Open spaces for sports and recreation are essential for achieving
sustainable development, as they provide opportunities for exercise and social
interaction amongst local residents." Yet no proposals for sports and recreational
facilities have been put forward for Tansley despite the large number of houses
earmarked for this village. Our current playground facilities are inadequate for the
current population of the village, never mind an increase of around 100 families.
Development is unsustainable without new playground facilities in this village.
The Plan should commit developers to funding the infrastructure and the
maintenance of children's playgrounds and they should be an integral part of
development plans for a village like this. For the sake of practicality and safety,
children need playgrounds as near to their homes as possible.
SUGGESTED CHANGE TO PLAN
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Comments regarding traffic in
Doveridge are noted. Policy HC19
seeks to ensure that additional growth
across the District is managed and
where possible accompanied by
accessibility improvements. This policy
will also seek to ensure that
development can be safely accessed.
No changes are recommended.

No Change

HC17 Promoting Sport, Leisure and Recreation

3298/385

Cllr Mrs Susan
Dews
Doveridge
Parish Council

HC17

Yes

REPRESENTATION
More residential development will generate more traffic in Doveridge and on the A50
between the Ashbourne and Uttoxeter junctions. This will create highway problems
and potentially have road safety implications. Any residential development will
worsen the highway situation and will not be sustainable therefore there should be
extremely limited development in Doveridge.
SUGGESTED CHANGE TO PLAN
The 5th bullet point of Policy HC17 should be amended to include 'requiring all new
development in Doveridge to be tied in with improvements to the highway network'.
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Comments regarding the description
of Tansley are noted. The sustainability
of Tansley as a settlement has been
assessed as part of a review of the
Settlement Hierarchy Paper, of which
settlements were scored based upon
their social and economic functions.
Tansley was assessed as an accessible
settlement with limited facilities.
These villages are assessed to have
good social infrastructure, some local
employment opportunities and good
access bility to the towns and centres.
Tansley is located within easy reach of
the main road networks and whilst the
bus service may be limited, there is a
bus service available. All settlements
have been assessed using the same
methodology and therefore it is
considered that no change is required
to the description of Tansley.

No Change

HC18 Provision of Public Transport Facilities

3291/459

Gerard Flanagan

HC18

Yes

REPRESENTATION
The Draft Local Plan says "the level of population in Tansley has been sufficient to
maintain the viability of all the important services and facilities in the village." This is
not true. In recent years we have lost the village shop and Post Office and the preschool. The public transport "which facilitates commuting to Matlock" comprises one
bus every two hours Monday-Saturday until 6pm. There are no buses in the evening
and none on Sundays. Furthermore, the service is unlikely to be operating from
October 2017 as Derbyshire County Council is withdrawing its subsidy. DDDC
continues to peddle the myth that Tansley is a sustainable village. Furthermore, to
say the village has the capacity to absorb the proposed scale of development "without
detriment to its character and appearance" is nonsense. There is no evidence to
support this opinion. The three housing estates that Tansley will have if Local Plan
proposals come to fruition will all be on greenfield sites. How is that not detrimental
to the village? The proposals for Tansley are unsound.
SUGGESTED CHANGE TO PLAN
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The Settlement Hierarchy was
prepared on the basis of the
information available at the time.
Whilst for example public transport
routes into Matlock may be reduced in
the future, at this time, it would be
inappropriate to make changes as such
changes may not actaully come to
fruition.

No Change

HC18 Provision of Public Transport Facilities

3291/454

Gerard Flanagan

HC15

Yes

REPRESENTATION
I question whether the assessment of 'current transport and access conditions' in the
Plan area is up-to-date given Derbyshire County Council's recently-announced plans
to cut subsidies to rural buses from October 2017. Tansley currently has no bus
service in the evenings or on Sundays and on weekdays the service is limited to one
bus every two hours. Next October there is likely to be no bus at all and everybody
who lives here will have to use private transport to access shops and GP services,
which are 2.5km away in Matlock.
Also, I see no mention of the considerable strain on the A615 Matlock to Tansley road
caused by holiday and weekend traffic. This traffic is significant - it is not unusual to
have a traffic tailback from Matlock all the way to Tansley. Traffic coming from the M1
to Matlock Bath will often take the A615 route. Building nearly 100 new houses in
Tansley would only exacerbate congestion around the village and in this respect the
Plan is neither sound nor sustainable.
NPPF guidelines for drawing up a Local Plan say: “The Local Plan should make clear,
for at least the first five years, what infrastructure is required, who is going to fund
and provide it, and how it relates to the anticipated rate and phasing of
development.” I do not think any thought has been given to the provision of
infrastructure in the Derbyshire Dales Local Plan. The information imparted to
communities has focused exclusively on housing development. Here in Tansley we
have been told absolutely nothing about infrastructure plans even though the village
is earmarked for significant housing development
SUGGESTED CHANGE TO PLAN
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It is acknowledged that the route into
Matlock from Tansley is likley to be
affeced by development proposals in
the area, however it was for this
reason that Policy HC20 was included
in the Local Plan as a means of seeking
to manage travel demand and limit the
impact of development on the road
network in the future. Furthermore
Policy HC19 also sets out that
applications should inlcude proposals
for Travel Plans/Statements and
Transport Assessments such that the
impact of new devlopment can be
mitigated.
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It is acknowledged that the route into
Matlock from Tansley is likley to be
affeced by development proposals in
the area, however it was for this
reason that Policy HC20 was included
in the Local Plan as a means of seeking
to manage travel demand and limit the
impact of development on the road
network in the future. Furthermore
Policy HC19 also sets out that
applications should inlcude proposals
for Travel Plans/Statements and
Transport Assessments such that the
impact of new devlopment can be
mitigated.

No Change

HC19 Accessibility and Transport

3358/745

Victoria J
Raynes
TANSLEY
PARISH
COUNCIL

HC19
Accessibility
to Transport

REPRESENTATION
Local Authorities should consider the cumulative impacts of existing and proposed
development upon the transport network. In 2007 Scott Wilson transport study said
there was 'little scope for further significant highway infrastructure capacity in
Matlock' More recent evidence prepared by AECOM June 2016 concluded 'that
additional traffic generated by the proposed development in the Matlock area, would
put significant pressure on key junctions, to include Matlock Green and Crown Square'
we are told mitigation will be difficult/impossible in Matlock, and residents will be
encouraged to use more sustainable travel modes! Tansley is 2.5 km from Matlock,
this is our service centre, for food and GP, a car is essential to access all day to day
requirements, the service bus runs every two hours, cost cutting exercises by DCC are
recommending subsidised services are cut, if this happens there will be no public
transport into our village. It would appear that allocations of development sites in
Tansley were not based upon a sound assessment related to sustainability.
SUGGESTED CHANGE TO PLAN
Settlement Sustainability Ranking, to include transport was done in 2010 (Stage 1
Report) Tansley was not included in this assessment, a Rural Assessibility Study was
commissioned for the south of the A52, no study was done for the A615 Tansley.
Scott Wilson 2007 highlighted 'little scope for further significant capacity in Matlock'
this was backed up by an assessment in 2016.
The 2016 assessment was done too late to inform the Local Plan, allocations took
place prior to this report, however the District council were aware of problems as far
back as 2007, known highway constraints should have been a key issue when housing
allocations were made To access all day to day services Tansley residents need to travel 2.5 km to Matlock,
the route they take is the route that has significant constraints related to junctions.
These junctions are running at full capacity, no mitigation is possible at Matlock
Green or Crown Square.
Sustainability issues have been ignored because of the availability of land.
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This is standard practice and has been
included in Section106 Obligations
related to Travel Plans for some time.
It is considered appropriate to include
this in the Local Plan as it will provide
an indication to developers that they
will have to factor this into their
costings.

Modify final bullet point of Policy
HC19 to read:

HC19 Accessibility and Transport

2745/83

Steve Buffery
Derbyshire
County Council

HC19

REPRESENTATION
SUGGESTED CHANGE TO PLAN
Travel Plans - The strategic site allocation policies DS1 to DS9 include the need for the
development to provide suitable means of access, and for applicants or site
promoters to prepare a transport assessment and travel plan. However, the policies
should also seek to make sure that provision should be made for the monitoring of
any travel plan that is put in place.

824

Requiring applicants to submit,
implement and monitor Travel
Plans (or Travel Plan Statements)
and Transport Assessments to
support relevant proposals, as
advised by the Highways Authority.
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In terms of the Bypass - the Local Plan
includes support for its provision however in the absence of a route that
it is likely to be delivered over the plan
period it is inappropriate to include
anything further in the plan.

No Change

HC19 Accessibility and Transport

6208/749

Kenneth Frank
Hobbs

Local
Transport
Study
Evidence
Base, and
Policy HC19

REPRESENTATION
Policy HC19 - Accessibility and Transport, bullet point 10 states that the Plan will
support ".... highway and junction improvements required to address the cumulative
impact of development across Derbyshire Dales as identified in the Derbyshire Dales
Local Transport Study ..." The Evidence Base for this study significantly understates
the degree of traffic over-capacity on road sections in Ashbourne town centre.
Corrected data shows that three road sections are currently at 138% (38), 141% (25)
and 104% (36) capacity, and a further one is at 203% (51) capacity. (Bracketed figures
are the existing Evidence Base percentages). The impetus for action on this point is
therefore significantly reduced by the underestimate. Additional letter submitted with
form which analyses the transport evidence base. States that the data was collected
in January rather than a neautral month which means it is unacurate and unsound.
Also no indication of some of the sources used for evidence.
SUGGESTED CHANGE TO PLAN
The data in the Transport Evidence Base should be corrected. Please see my letter to
the Planning Policy Team of 11th August 2016. Para.4.58 "Congestion in Ashbourne
Town Centre has caused significant problems for a considerable time, but it has now
reached an unsustainable level of saturation. The volume of traffic passing through
the centre has a detrimental impact on environmental quality and affects the
character and appearance of the area. The District Council remains supportive of the
principle of a bypass to connect the A52 west of the town with the A515 to the north
should funding opportunities arise." Policy S9 d "Supporting the urgent need for a
bypass to connect the A52 west of the town with the A515 to the north."
An additional statement under this policy, similar to the condition set in Policy S11:
"New development will only be permitted where the transport infrastructure
necessary to serve it is either available, or where suitable arrangements are in place
to provide it within an agreed timeframe."
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The AECOMM traffic and
transportation study provides the
evidence base for the strategic impact
of the development proposals in the
Derbyshire Dales Local Plan. This takes
account of traffic survey data in
'neutral' months (Neutral months are
those less subject to seasonal
variations. They are taken as being
March, April, May, June, September
and October; outside of school
holidays. (Source: How the National
Road Traffic Estimates are Made
(Department for Transport, 2007)) in
accordance with the national
guidance. Whilst there may be slight
variances in the survey data the
conclusions in the study, do however
indicate that there is likely to be a
significant impact upon the Derby
Road/Surston Road in Ashbourne
junction - however DCC as highways
authority did not object to the scale of
impact and as such it is considered
that there is no justifiable reason why
any of the allocations should be
deleted from the Local Plan. Policy DS1
and DS8 both include requirements for
the submission of detailed transport
assessments and travel plans which
should include 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.
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The Settlement Hierarchy was
prepared on the basis of the
information available at the time.
Whilst for example public transport
routes into Matlock may be reduced in
the future, at this time, it would be
inappropriate to make changes as such
changes may not actually come to
fruition.

No Change

HC19 Accessibility and Transport

5726/177

Alex Pryor

HC19
Accessibility
to Transport

REPRESENTATION
Local Authorities should consider the cumulative impacts of existing and proposed
development upon the transport network. In 2007 Scott Wilson transport study said
there was 'little scope for further significant highway infrastructure capacity in
Matlock'. More recent evidence prepared by AECOM June 2016 concluded 'that
additional traffic generated by the proposed development in the Matlock area, would
put significant pressure on key junctions, to include Matlock Green and Crown Square'
we are told mitigation will be difficult/impossible in Matlock, and residents will be
encouraged to use more sustainable travel modes!
Tansley is 2.5 km from Matlock, this is our service centre, for food and GP, a car is
essential to access all day to day requirements, the service bus runs every two hours,
cost cutting exercises by DCC are recommending subsidised services are cut, if this
happens there will be no public transport into our village. It would appear that
allocations of development sites in Tansley were not based upon a sound assessment
related to sustainability.
SUGGESTED CHANGE TO PLAN
Settlement Sustainability Ranking, to include transport was done in 2010(Stage 1
Report) Tansley was not included in this assessment, a Rural Accessibility Study was
commissioned for the south of the A52, no study was done for the A615 Tansley.
Scott Wilson 2007 highlighted 'little scope for further significant capacity in Matlock'
this was backed up by an assessment in 2016. The 2016 assessment was done too late
to inform the Local Plan, allocations took place prior to this report, however the
District council were aware of problems as far back as 2007, known highway
constraints should have been a key issue when housing allocations were made To
access all day to day services Tansley residents need to travel 2.5 km to Matlock, the
route they take is the route that has significant constraints related to junctions. These
junctions are running at full capacity, no mitigation is possible at Matlock Green or
Crown Square. Sustainability issues have been ignored because of the availability of
land.
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It is acknowledged that the route into
Matlock from Tansley is likely to be
affected by development proposals in
the area, however it was for this
reason that Policy HC20 was included
in the Local Plan as a means of seeking
to manage travel demand and limit the
impact of development on the road
network in the future. Furthermore
Policy HC19 also sets out that
applications should include proposals
for Travel Plans/Statements and
Transport Assessments such that the
impact of new development can be
mitigated.
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The Settlement Hierarchy was
prepared on the basis of the
information available at the time.
Whilst for example public transport
routes into Matlock may be reduced in
the future, at this time, it would be
inappropriate to make changes as such
chnages mya not actaully come to
fruition.

No Change

HC19 Accessibility and Transport

778/593

Mr Ian Strange

HC19

REPRESENTATION
NPPF 29-41 emphasises the promotion of sustainable transport. NPPF state plan
should take this into account. Local Authority should also consider the cumulative
impacts of existing "proposed development upon the transport network. IN 2007
Scott Wilson transport study said there was little scope for further significant capacity
highway infrastructure in Matlock. More recent evidence by AECOM June 2016
concluded that additional traffic generated by the proposed development in the
Matlock Area would put significant pressure on key junctions to include Matlock
Green and Crown Square, the route Tansley residents use to access ALL everyday
facilities, shops and health. Tansley is 2.5km from Matlock, our 2 hourly bus is under
threat, the A615 is dangerous and not safe to cycle. It will be impossible for Tansley
residents to access vital facilities in a sustainable way, contrary to NPPF 17 & 30.
Settlement Sustainable Ranking - to include transport was done in 2010 (stage 1
Report). Tansley not included in this Assessment.
Rural Accessibility Study commissioned for Accessibility Issues for south of A52 none
were done for A615.
Scott Wilson study 2007 highlighted 'little scope for further significant capacity reinforced by AECOM 2016.
District Council have not used these studies to inform site allocation AECOM study too
late to inform site allocation. Sites not assessed using recent assessment studies.
SUGGESTED CHANGE TO PLAN
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It is acknowledged that the route into
Matlock from Tansley is likley to be
affeced by development proposals in
the area, however it was for this
reason that Policy HC20 was included
in the Local Plan as a means of seeking
to manage travel demand and limit the
impact of development on the road
network in the future. Furthermore
Policy HC19 also sets out that
applications should inlcude proposals
for Travel Plans/Statements and
Transport Assessments such that the
impact of new devlopment can be
mitigated.
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Notwithstanding the alternative data
provided in this representation the
same conclusions in respect of the
impact of development on the local
highways network in Matlock will be
the same. The key issue in this
instance is that Derbyshire County
Council as highways authority have
indicated that they acknowledge the
level of impact on the local highways
network, but not objected to the level
of development proposed in the Local
Plan, even in Matlock where it is
acknowledged that there will be a
significant impact upo Matlock Green
and Crown Square. Without such an
objection it is considered that there is
insufficient justification to the removal
of one or more of the proposed
allocated sites from the Derbyshire
Dales Local Plan Pre Submission Draft.

No Change

HC19 Accessibility and Transport

6001/261

Mr David
Elsworth

6.55

REPRESENTATION
The impacts of the highway network of the additional traffic generated from the
proposed developments is unacceptable and the sustainable transport interventions
required have not been established by the evidence presented to date.
Addditional substantial documentation received alongside representation- outlines
concern over the methodology used for the traffic and transport evidence base and
the interpretation of this by DCC, concern over the reports sent to LPAC and potential
bias.
SUGGESTED CHANGE TO PLAN
Further evidence is required to ensure the local plan is deliverable. There may be
several alternatives that may be possible which would change the Local Plan such that
it could be adopted. These are matters for the District Council and County Council to
decide. For my part I would be prepared to assist in my professional capacity. It is
necessary due to the complexity of this 'technical' matter that the additional sheets
submitted with this form are included to support my submission.
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Agree there appears to be a mismatch
- suggestion that Paragraph 6.58 be
amended to ensure compliance with
HC19 by making reference to the term
severe as set out in the NPPF.

That Paragraph 6.58 be amended
to read:

HC19 Accessibility and Transport

2745/92

Steve Buffery
Derbyshire
County Council

6.58

REPRESENTATION
Paragraph 6.58 states that ‘In circumstances where a safe access can be achieved but
the proposed development would 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.’
In Policy HC 19: Accessibility and Transport, DDDC ‘…will seek to ensure that
development can be safely accessed in a sustainable manner...This will beachieved by:
- Approving developments unless the residual cumulative impacts on thetransport
network are severe.’
With regard to the text in paragraph 6.58 and Policy HC19, there appears to be a
mismatch in approach. The text suggests that planning applications may be
candidates for refusal on highway grounds rather more than Policy HC19 implies.
It is suggested that officers from DDDC and DCC consider more appropriatewording to
ensure compatibility between text and policy and to reflect the requirements of the
NPPF.
SUGGESTED CHANGE TO PLAN
It is suggested that officers from DDDC and DCC consider more appropriate wording
to ensure compatibility between text and policy and to reflect the requirements of
the NPPF.
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In circumstances where a safe
access can be achieved but the
proposed development would
result in a severe impact upon 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.
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The Settlement Hierarchy was
prepared on the basis of the
information available at the time.
Whilst for example public transport
routes into Matlock may be reduced in
the future, at this time, it would be
inappropriate to make changes as such
changes may not actaully come to
fruition.

No Change

HC19 Accessibility and Transport

656/409

Mr Russell Lane

HC19

REPRESENTATION
Local Authorities must consider the impacts of existing and proposed development
upon the transport network. In 2007 Scott Wilson Transport study said there was
little scope for further significant highway infrastructure capacity within the Matlock
Area. More recent evidence prepared by AECOM in June 2016 concluded that
additional traffic generated by proposed development in the Matlock area would put
pressure on key road junctions we are told mitigation will be almost impossible in
Matlock and residents are encouraged to use public transport instead of the car.
Tansley is 2.5 km away from Matlock a car is essential to access day to day
requirements. The current bus service is inadequate . Cost cutting by the county
council will more than likely see an end to this service. Thus allocations of
development sites in Tansley were not based upon a sound assessment related to
sustainability and have seemingly been pushed though with little regard on accessing
vital and day to day services and has been tick box exercises.
Settlement sustainability ranking to include transport was done in 2010 (stage 1)
Tansley was not included in the report Scott Wilson in 2007 highlighted little scope for
further capacity in Matlock, this was backed up by an assessment made in June 2016.
The 2016 assessment was too late to inform the local plan, allocations were pushed
through prior to this report, however the District Council were aware of these major
issues as far back as 2007, those known highway constrains have been side lined as to
have major sustainability issues with hopeful outcomes that a plan can be pushed
through with no thought to village and residents needs just because developers have
offered available land.
SUGGESTED CHANGE TO PLAN
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It is acknowledged that the route into
Matlock from Tansley is likley to be
affeced by development proposals in
the area, however it was for this
reason that Policy HC20 was included
in the Local Plan as a means of seeking
to manage travel demand and limit the
impact of development on the road
network in the future. Furthermore
Policy HC19 also sets out that
applications should inlcude proposals
for Travel Plans/Statements and
Transport Assessments such that the
impact of new devlopment can be
mitigated.
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Whilst the support for this policy is
noted the representation is actually
seeking removal of the Gritstone Road
site from the Local Plan. See Officer
Comments in Respect of Rep No.
5664/2 for comments about the
suitability of the site to accommodate
residential development.

No Change

HC19 Accessibility and Transport

3363/650

Sally Scargill

HC19

REPRESENTATION
I support the policy to ensure any development can be accessed in a sustainable
manner to minimise the need to use unsustainable transport. However DS4 (land off
Gritstone/Pinewood Road) would be contrary to this for a number of reasons.
The area is above the snow line, there is sporadic public transport and the nearest
supermarket/amenities are at the bottom of a hill with a substantial gradient. This is
fine when walking down but can be insurmountable, especially for the elderly, when
walking back up.
DDDC assessed the site as 10-20 mins walk to facilities! I wonder how many of the
Councillors have actually done this, with shopping! Basically the site is not accessible
by any means of transport other than a car. This is contrary to NPPF which states any
plan should facilitate where possible the use of sustainable transport.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Remove site DS4 from the local plan. It's inclusion is contrary to many NPPF policies
and policies within DDDC's own proposed local plan. The plan is unsound because
inclusion of this site is unsound, unsustainable and unviable. Look again at brown
field sites.
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Comments regarding the advice in
paragraph 32 of the NPPF which states
that 'development should only be
prevented or refused on transport
grounds where the residual cumulative
impacts of development are severe'
are noted. As drafted policy HC19
seeks to ensure that development
proposals will not adversely impact on
the highway network and minimise the
need to travel. Bullet point 14 of HC19
states developments will be approved
unless the residual cumulative impacts
on the transport network are severe. It
is considered that the policy is in
accordance with the NPPF, and all
points within the policy should be read
as a whole. Accordingly it is not
considered necessary to restructure
the policy as requested.

No Change.

HC19 Accessibility and Transport

3752/18

Richard
Crosthwaite
Gladman
Developments
Ltd

HC19

REPRESENTATION
The policy is inconsistent with paragraph 32 of the NPPF. Policy HC19 provides a
long statement of transport issues, rather than a clear mechanism against which to
assess development proposals. The test that is applied to highways within the
Framework (Paragraph 32) is that development should only be prevented or refused
on transport grounds where the residual impacts of development are severe. This
should therefore feature in the introductory section of the policy, rather than
towards the end of the long bulleted list.
SUGGESTED CHANGE TO PLAN
Development should only be prevented or refused on transport grounds where the
residual impacts of development are severe. This should therefore feature in the
introductory section of the policy, rather than towards the end of the long bulleted
list.
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The Settlement Hierarchy was
prepared on the basis of the
information available at the time.
Whilst for example public transport
routes into Matlock may be reduced in
the future, at this time, it would be
inappropriate to make changes as such
changes may not actaully come to
fruition.

No Change

HC19 Accessibility and Transport

656/687

Mr Russell Lane

Hc19
accessibility to
transport

REPRESENTATION
Local Authorities must consider the impacts of existing and proposed developments
upon the transport network. In 2007 Scott Wilson Transport Study said there was
"little Scope" for further significant highways infrastructure capacity within the
Matlock area. More recent evidence prepared by AECOM in June 2016 concluded that
additional traffic generated by proposed development in the Matlock area would put
pressure on key road junctions. We are told mitigation will be almost impossible in
Matlock and residents are encouraged to use public transport instead of the car.
Tansley is 2.5km away from Matlock a car is essential to access day to day
requirements. The current bus service is inadequate running every 2 hours. Cost
cutting by the county council will more than likely see an end to our subsidised
services thus meaning allocations of development sites in Tansley were not based
upon a sound assessment related to sustainability and have subsequently been
passed through with little regard on accessing vital and day to day services and has
just been a tick boxing exercise.
SUGGESTED CHANGE TO PLAN
Settlement sustainability ranking to include transport was done in 2010 (Stage 1)
Tansley was not included in this report. No study has been done for this A615 road.
Scott Wilson highlighted little scope for further capacity in Matlock. This was backed
up by an assessment made in June 2016. The 2016 assessment was too late to inform
the Local Plan, allocations were pushed through prior to this report however the
District Council were aware of the major issues as far back as 2007, those known
highway constraints have been side-lined as too have major sustainability issues with
the hazardous outcome that a Plan can be pushed through with no thought to village
and residents needs just because the developers have offered available land.

833

It is acknowledged that the route into
Matlock from Tansley is likley to be
affeced by development proposals in
the area, however it was for this
reason that Policy HC20 was included
in the Local Plan as a means of seeking
to manage travel demand and limit the
impact of development on the road
network in the future. Furthermore
Policy HC19 also sets out that
applications should inlcude proposals
for Travel Plans/Statements and
Transport Assessments such that the
impact of new devlopment can be
mitigated.
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The support for policy HC19 is noted,
however this representation is in
effect seeking the removal of the site
at Gritstone Road from the Local Plan.
See Officer Comments in Respect of
Rep No. 5664/2 for comments on the
Traffic and Transportation aspects of
the proposed allocation.

No Change

HC19 Accessibility and Transport

3581/606

Anita Jane
Crofts

HC19

REPRESENTATION
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.
RESPONSE: I support this policy however Policy DS4 (allocation of land off Gritstone /
Pinewood Rd) would be contrary to this policy.
This site is above the snow line, is the first place to be cut off in winter and is served
by sporadic public transport. DDDC assessed the site as having amenities 10 – 20 mins
walk to Smedley Street but you can’t do a full shop there, even if you could you
wouldn’t walk back up the hill carrying bags.
In short the site is not accessible by any means other than car and you certainly can’t
do your shopping without one.
The Dales population is forecast to be an ageing one - DCCC ‘Your Local Plan, Nov
2015’ clearly states: “A 43% increase in people aged 60 or more, but the biggest
change will come in the 75+ age group, where an 88% increase is forecast”
Therefore putting housing at one of the highest points above the town centre is not
sensible or feasible for that target audience.
The National Planning Policy Framework 2012 says: “In preparing Local Plans, local
planning authorities should therefore support a pattern of development which, where
reasonable to do so, facilitates the use of sustainable modes of transport.”p9 NPPF
Residents of any age without cars will be effectively stuck as public transport is not
frequent and Gritstone Road in particular is virtually inaccessible during bad weather
as the site is above the snow line.
That means that any development here is effectively encouraging increased use of the
least sustainable method of transport – the car, in direct contravention of NPPF
policies.
Not to mention that the severe gradient of the hill from the town centre to the new
development is simply insurmountable for older people. This year Bank Road hosted
the Aviva Women’s Cycle Tour which was described as ”brutal” – not exactly scoring
high on accessibility or sustainability is it?
SUGGESTED CHANGE TO PLAN
Remove the highly contentious Gritstone / Pinewood Road site from off the local plan.
Its inclusion is contrary to many NPPF policies.
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The Settlement Hierarchy was
prepared on the basis of the
information available at the time.
Whilst for example public transport
routes into Matlock may be reduced in
the future, at this time, it would be
inappropriate to make changes as such
changes may not actaully come to
fruition.

No Change

HC19 Accessibility and Transport

6063/426

Craig Wood

HC19
accessablity to
transport

REPRESENTATION
Local Authorities should consider the cumulative impacts of existing and proposed
development upon the transport network. In 2007 Scott Wilson transport study said
there was 'little scope for further significant highway infrastructure capacity in
Matlock'. More recent evidence prepared by AECOM June 2016 concluded 'that
additional traffic generated by the proposed development in the Matlock area, would
put significant pressure on key junctions, to include Matlock Green and Crown Square'
we are told mitigation will be difficult/impossible in Matlock, and residents will be
encouraged to use more sustainable travel modes! Tansley is 2.5 km from Matlock,
this is our service centre, for food and GP, a car is essential to access all day to day
requirements, the service bus runs every two hours, cost cutting exercises by DCC are
recommending subsidised services are cut, if this happens there will be no public
transport into our village.
It would appear that allocations of development sites in Tansley were not based upon
a sound assessment related to sustainability.
a.
Infrastructure; current roads and footpaths cannot support additional traffic
and footfall. Particularly around the areas of the proposed development sites i.e. slim
curbs or no curbs at all, narrow or single lane roads and lack of parking facilities.
b.
Increased traffic initially with large vehicles delivering supplies to the
developments and thereafter from new residents and visitors to the village.
c.
Lack of/poor street lighting to support new development sites
d.
A615 speed issues as highlighted by the recent traffic survey especially on
the Nottingham Road side of the village. Increased traffic to and from the village due
to the developments are likely to result in more accidents. There will be more footfall
across the A615 due to the proposed development of West Yard/Thatchers Croft.
Transport links; the current proposal is based on current transport links to
surrounding areas including a bus route to Matlock and Alfreton for local residents.
However, it has been highlighted that the main bus service is under threat of being
cut. This means that the current plan is flawed given that one of the main reasons for
houses being generated in Tansley is due to its good transportation links.
Settlement Sustainability Ranking, to include transport was done in 2010(Stage 1
Report) Tansley was not included in this assessment, a Rural Assessibility Study was
commissioned for the south of the A52, no study was done for the A615 Tansley.
Scott Wilson 2007 highlighted 'little scope for further significant capacity in Matlock'
this was backed up by an assessment in 2016.
The 2016 assessment was done too late to inform the Local Plan, allocations took
place prior to this report, however the District council were aware of problems as far
back as 2007, known highway constraints should have been a key issue when housing
allocations were made To access all day to day services Tansley residents need to travel 2.5 km to Matlock,
the route they take is the route that has significant constraints related to junctions.
These junctions are running at full capacity, no mitigation is possible at Matlock Green
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It is acknowledged that the route into
Matlock from Tansley is likley to be
affeced by development proposals in
the area, however it was for this
reason that Policy HC20 was included
in the Local Plan as a means of seeking
to manage travel demand and limit the
impact of development on the road
network in the future. Furthermore
Policy HC19 also sets out that
applications should inlcude proposals
for Travel Plans/Statements and
Transport Assessments such that the
impact of new devlopment can be
mitigated.
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Sustainability issues have been ignored because of the availability of land.
SUGGESTED CHANGE TO PLAN
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The Settlement Hierarchy was
prepared on the basis of the
information available at the time.
Whilst for example public transport
routes into Matlock may be reduced in
the future, at this time, it would be
inappropriate to make changes as such
changes may not actaully come to
fruition.

No Change

HC19 Accessibility and Transport

5928/293

Mrs D M Dakin

HC19

REPRESENTATION
HC19 Accessibility & Transport In 2007 Scott Wilson Transport study said there was
'little scope for further significant highway infrastructure capacity in Matlock'. More
recent evidence prepared by AECOM June 2016 concluded 'that additional traffic
generated by the proposed development in the Matlock area, would put significant
pressure on key junctions to include Matlock Green & Crown Square'. WE are told
mitigation 'will be difficult/impossible in Matlock and residents will be encouraged to
use more sustainable travel modes? Tansley is 2.5 km from Matlock which is our
service centre for food, GPs, chemists, a car is essential. The service bus only runs
every 2 hours. The route taken into Matlock has significant constraints related to
Junctions. These Junctions are running at full capacity, with no mitigation possible.
The settlement sustainability ranking was done in 2010 (stage 1 report) Tansley was
not included in this assessment , a Rural Accessibility Assessment Study commissioned
for south of the A52, no study was undertaken for A615 Tansley. The AECOM report
was done too late to inform the Local Plan. Site allocations took place prior to this
report, however the District Council were aware of the problems in 2007.
SUGGESTED CHANGE TO PLAN
Re-consider the impact of development upon the local road network.
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It is acknowledged that the route into
Matlock from Tansley is likley to be
affeced by development proposals in
the area, however it was for this
reason that Policy HC20 was included
in the Local Plan as a means of seeking
to manage travel demand and limit the
impact of development on the road
network in the future. Furthermore
Policy HC19 also sets out that
applications should inlcude proposals
for Travel Plans/Statements and
Transport Assessments such that the
impact of new devlopment can be
mitigated.
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The Settlement Hierarchy was
prepared on the basis of the
information available at the time.
Whilst for example public transport
routes into Matlock may be reduced in
the future, at this time, it would be
inappropriate to make changes as such
changes may not actaully come to
fruition.

No Change

HC19 Accessibility and Transport

3291/722

Jane Flanagan

6.49

REPRESENTATION
I question whether the assessment of 'current transport and access conditions' in the
Plan area is up-to-date given Derbyshire County Council's recently-announced plans
to cut subsidies to rural buses from October 2017. Tansley currently has no bus
service in the evenings or on Sundays and on weekdays the service is limited to one
bus every two hours. Next October there is likely to be no bus at all and everybody
who lives here will have to use private transport to access shops and GP services,
which are 2.5km away in Matlock. Also, I see no mention of the considerable strain on
the A615 Matlock to Tansley road caused by holiday and weekend traffic. This traffic
is significant - it is not unusual to have a traffic tailback from Matlock all the way to
Tansley. Traffic coming from the M1 to Matlock Bath will often take the A615 route.
Building nearly 100 new houses in Tansley would only exacerbate congestion around
the village and in this respect the Plan is neither sound nor sustainable.
SUGGESTED CHANGE TO PLAN
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It is acknowledged that the route into
Matlock from Tansley is likley to be
affeced by development proposals in
the area, however it was for this
reason that Policy HC20 was included
in the Local Plan as a means of seeking
to manage travel demand and limit the
impact of development on the road
network in the future. Furthermore
Policy HC19 also sets out that
applications should inlcude proposals
for Travel Plans/Statements and
Transport Assessments such that the
impact of new devlopment can be
mitigated.
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In its comments on the DLP, DCC recommended that DDDC give consideration to the
development of a mitigation strategy which could be promoted through the Local
Plan's policies. It was suggested that such a strategy could include initiatives to
influence travel behaviour in existing communities, a process referred to in the
Transport Study a 'trip banking', whereby personal travel planning is used to reduce
existing trips, and produce additional network capacity that could be used to
accommodate development-related traffic. It is welcomed, therefore, that the PSDP
includes Policy HC20: Managing Travel Demand. This Policy gives the strategic context
for wider sustainable travel interventions, which could have positive benefits by
further reducing the level of capacity reduction already identified in the Transport
Study. Policy HC20 also provides the underpinning for the Strategic Site Allocations
Policies DS 1-9, which include provision for the preparation of Transport Assessments
and Travel Plans, including full highways design, specific consideration of public
transport routes and subsidies, improvements to existing and development of new
pedestrian/cycle routes together with provision for public transport, cycle and
pedestrian routes into the relevant town centre(s). The opening sentence in Policy
HC20, however, needs to give more clarity on the role of DDDC and its partners to
reflect the supporting text in paragraphs 6.53, 6.54 and 6.55. A slight amendment is
therefore suggested to read as follows:'The District Council, in consultation with the
Highway Authority, will adopt a hierarchical approach to ensure the delivery of
sustainable transport networks, which will seek to provide (in order of priority)'

It is considered that the suggested
amendment would clarify matters

That Policy HC20 be amended to
read:

HC20 Managing Travel Demand

2745/99

Steve Buffery
Derbyshire
County Council

HC20

REPRESENTATION
SUGGESTED CHANGE TO PLAN
The opening sentence in Policy HC20, however, needs to give more clarity on the role
of DDDC and its partners to reflect the supporting text in paragraphs 6.53, 6.54 and
6.55. A slight amendment is therefore suggested to read as follows: ‘The District
Council, in consultation with the Highway Authority, will adopt a hierarchical
approach to ensure the delivery of sustainable transport networks, which will seek to
provide (in order of priority):…’
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‘The District Council, in
consultation with the Highway
Authority, will adopt a hierarchical
approach to ensure the delivery of
sustainable transport networks,
which will seek to provide (in order
of priority):…’

Chapter 6 Page 104

Rep No.

Name/
Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

HC21

Yes

No

Yes

SUPPORT

Policy HC 21 sets out

No Change

REPRESENTATION
Policy HC21 : Car Parking Standards & Appendix 2 set maximum car parking spaces
per dwelling. It is suggested that the Council re-checks this policy and Appendix for
compliance with national policy as set out in the Written Ministerial Statement dated
25th March 2015 which states “This government is keen to ensure that there is
adequate parking provision both in new residential developments ... The imposition of
maximum parking standards under the last administration lead to blocked and
congested streets and pavement parking. Arbitrarily restricting new off-street parking
spaces does not reduce car use, it just leads to parking misery. It is for this reason that
the government abolished national maximum parking standards in 2011.

Vehicular parking standards for new
development should be provided
having regard to adopted standards, as
set out in Appendix 2 of this Local
Plan… and was modified from "in
accordance with" in the Derbyshire
Dales Local Plan Draft Plan to reflect
the content of the WMS.

HC21 Car Parking Standards

4794/66

Sue Green
Home Builders
Federation Ltd

The market is best placed to decide if additional parking spaces should be provided.
However, many councils have embedded the last administration’s revoked policies.
Following a consultation, we are now amending national planning policy to further
support the provision of car parking spaces. Parking standards are covered in
paragraph 39 of the NPPF. The following text now needs to be read alongside that
paragraph: “Local Planning Authorities should only impose local parking standards for
residential and non-residential development where there is clear and compelling
justification that it is necessary to manage their local road network.””
SUGGESTED CHANGE TO PLAN
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Comments regarding the wording of
Policy EC1 are noted. Policy EC1 as
currently worded seeks to encourage
the expansion of existing businesses
through criteria point 7 which sets out
"Encouraging the appropriate
expansion of existing businesses
requiring additional space to grow".
No further wording is therefore
recommended to the Policy.

No Change

EC1 New Employment Development

5975/238

Mr John Fields
Longcliffe
Quarries
Limited

EC1

REPRESENTATION
Proposed Policy EC1 New Employment Development (Policy EC1) sets out that the
Council will support proposals for new or industrial development in sustainable
locations that contribute towards the creation and retention of a wide range of jobs.
Under the policy this is to be achieved by a number of criteria which support the
development of allocated employment sites; protecting existing sites; encouraging
appropriate expansion of existing businesses; supporting business in the countryside;
and supporting development outside of allocation where this does not harm the
character, appearance of amenity of the area.
The supporting text to Policy EC1 provides an overview of the employment sectors in
the District, and there is reference to employment in quarrying remaining above the
national average. The supporting text thereafter goes onto set out how new business
investment is intended to be attracted to the area in new sectors.
Whilst Policy EC1 infers that it may also support expansion of existing businesses, this
is not made clear through the title of the policy. Later employment policies in the
Local Plan do not provide for the expansion of existing businesses.
The National Planning Policy Framework (‘the NPPF’) identifies that achieving
sustainable development means building a strong, competitive economy and
supporting a prosperous economy, including supporting existing business (paragraph
21).
The supporting text to Policy EC1, whilst supporting employment in new sectors,
needs also to more fully recognise the significant role that traditional industries
historically have played in employment in the District and crucially this needs to be
continued to be supported in the future.
Longcliffe Quarries Limited (Longcliffe) is an example of such an industry. Longcliffe
was formed in 1927 and has been carrying out quarrying and associated operations at
sites in the Derbyshire Dales since. Over a million tonnes of limestone are extracted
each year and the company continues to operate from its Ryder Point, Brassington
and Curzon Lodge sites, as well as its headquarters in Longcliffe village. Longcliffe is
one of the biggest employers in the District, and across Derbyshire, employing over
150 people, whilst remaining locally owned.
Policy EC1 needs to reflect that Longcliffe, as a key local employer, need be able to
both safeguard and develop their sites in accordance with the business. Whilst
minerals planning is dealt with by Derbyshire County Council, the Local Plan will also
be used by the County Council as part of the Development Plan, when it makes
decisions on planning applications.
As it stands, Policy EC1 therefore fails the tests of soundness which are required to be
passed for the Local Plan to be adopted. The policy has not been prepared as
positively as it reasonably could be; the justification is not based on the most
appropriate strategy in terms of completeness; it could be effective in terms of
delivering development over the Local Plan period; and could be made more
consistent with the NPPF. This however can be ably addressed by revising the wording
of the policy.
SUGGESTED CHANGE TO PLAN
The title of Policy EC1 should be amended to “New and Expansion of Existing
Employment Development”
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The proposed amended wording to Policy EC1 that would enable the policy to pass
the tests of soundness is:
“The District Council will support proposals for new business or the expansion of
existing business in sustainable locations that contribute towards the creation and
retention of a wide range of jobs, supports existing industries, an increase in higher
value employment opportunities and training provision locally in order to enhance
the economic base of the Plan Area.
…”
The following paragraph should be added to the supporting text to the policy:
“There is a legacy of industrial, quarrying and mining development in the Derbyshire
Dales which has historically supported a high level of employment. These sectors still
provide a significant source of employment and comprise some of the largest private
sector employers in the Derbyshire Dales. It is important the Local Plan enables these
businesses continue to be an important part of the local economy and they are able
to expand their business operations.”
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This element of the Local Plan is fundamental to the rest of the spatial proposals and
therefore should logically be put right at the beginning of the Local Plan document.
The Council needs to place economic prosperity and social sustainability at the heart
of the Local Plan and ensure that the three strands of ‘sustainable development’ as
outlined in the NPPF are properly balanced. We also support the encouragement of
agricultural diversification which helps support the rural economy and business
development in the countryside.

Comments regarding policy EC1 are
noted. The Plan document should be
read as whole. It is therefore wholly
appropriate to include this specific
policy within the chapter on
strengthening the economy. The
Strategic Objective section of the Plan,
within chapter 3 , includes a number of
more generalised objectives for
supporting the rural economy and
enhancing prosperity.

No Change

EC1 New Employment Development

5924/131

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

EC1

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding criteria of Policy
EC1 are noted. Policy EC1 is in
accordance with paragraph 21 of the
NPPF, which sets out that ..."policies
should be flexible enough to
accommodate needs not anticipated in
the Plan and to allow a rapid response
to changes in economic
circumstances". Whilst Policy EC1 does
allow for this to a degree by setting
out criteria wording to link it to Policy
EC2 it is considered that further
clairfication could be provided further
though by providing additional
supporting text.

It is recommended that further
supporting text is added to support
Policy EC2 to emphasise Paragraph
22 of the NPPF, which sets out that
"…where there is no reasonable
prospect of a site being used for
the allocated employment use,
applications for alternative uses of
land or buildings should be treated
on their merits having regard to
market signals and the relative
need for different land uses to
support sustainable local
communities"…………………

EC1 New Employment Development

2164/371

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

EC1

REPRESENTATION
The requirement :
• 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 EC2.
Is unduly onerous and will prevent needed and acceptable devlopment.
SUGGESTED CHANGE TO PLAN
Delete the above element of this policy

It is recommended that further
supporting text is added to support
Policy EC2 to emphasise Paragraph 22
of the NPPF, which sets out that
"…where there is no reasonable
prospect of a site being used for the
allocated employment use,
applications for alternative uses of
land or buildings should be treated on
their merits having regard to market
signals and the relative need for
different land uses to support
sustainable local
communities"…………………
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The Local Plan is not just about the
housing numbers, it is about the future
landuse requirements for the plan area
up to 2033 and includes identifying the
amount of employment land
requirements for the period up
to2033.

No Change

EC2 Employment Land Allocations

2568/141

Darren Archer
Ashbourne
Neighbourhood
Plan

EC2

REPRESENTATION
The plan is also weak in respect of Economic growth, it concentrates on housing
targets but it should be more than just a housing target. It needs to meet and
promote economic development. In this the plan attempts to do by identifying some
land around the current Ashbourne airfield estate. While we as the Neighbourhood
plan steering group welcome this, there is nothing as yet shown in the plan to support
or promote this land for use other than through the natural expansion of existing
companies. We would call for much more positive action to be taken to promote and
encourage investment into the area from new companies, be this through the
introduction of collaborative working with local and regional economic partners,
much stronger support of improving local transport networks, for all from Lorry to
bicycle users, or something as simple as a schedule of S106 projects and targets. At
the very least a full masterplan for the Airfield site needs to be developed and
approved before any further consents are considered.
Much greater effort needs to be made to promote economic growth. Only with
economic growth will the plan generate the demand for the new housing. Only from
promoting appropriate investment into the area from high tech and quality added
value businesses will the plan stimulate growth and develop a local economy able to
support local people with wage levels which enable them to buy local houses. This
must be seen as an essential part of the plan not just an add-on as it appears at
present. Much more work is required to address this area of the plan. As such the
Ashbourne Neighbourhood Plan Group will be recommending a detailed masterplan
for that part of the Ashbourne Airfield site within the Neighbourhood Plan area.
Comprising a detailed masterplan explaining how new inward investment in the form
of knowledge based and creative employment can be provided within the plan period.
As stated we believe the plan to be unsound both in terms of content and process in
its creation and consultation. We urge members and officer alike to take stock of
these issues and address them now before it is too late. We understand there is the
threat of an inspector being appointed if a local plan isn't in place by April 2017. But
are we supposed to believe that on that date if no plan is in place but is well
progressed an inspector will turn up and start again? Hardly the most expedient way
to get a local plan in place.
We urge you for the good of our communities to take stock, commission housing
need surveys for all tier 1 towns. Use that data to prepare a full and robust housing
need for the area. Address that need with achievable and
realistic delivery rates.
For completeness I have attached a copy of our previous comments and also a full
examination of the flawed traffic data. Both of which we want included as our
response and the issues raised addressed.
SUGGESTED CHANGE TO PLAN
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The amount of employment land
required to support the growth of the
local economy over the plan period
was identified through the HEDNA,
and took account of forecast changes
in the various sectors of the local
economy. The allocation of land at
Ashbourne Airfield both Phase 1 and
Phase 2 will allow for the expansion of
companies both currently occupying
sites on the estate and others that
may wish to move in by way of inward
investment. The Local Plan provides
the framework for identifying
appropriate locations for new
employment opportunities. However
the District Council's Economic
Development function works in
parallel with the Local Plan process
and has secured £1m grant for the link
road from the A52 to Blenheim Road
which will enable the early delivery of
Phase 1. The Economic Development
function at the District Council will
continue to work on ensuring that
opportunities exist for employment
land to be brought forward and
implemented.
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Comments regarding the required
amount and location of employment
land are noted. The Derbyshire Dales
Housing & Economic Development
Needs Assessment has assessed the
required future need for employment
floorspace based upon demand driven
scenarios including econometric
forecasts and past rates of
development (completions). The study
concluded that demand forecasts
identify a need for up to 15 hectares of
employment land to meet
development needs in the District up
to 2033 (including the National Park).
Policy EC2 allocates land for
employment growth well beyond this
identified need, by providing upto 22
hectares of employment land on a
number of sites in sustainable
locations across the District.

No Change

EC2 Employment Land Allocations

2164/363

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

EC2

REPRESENTATION
The sentiments expressed in paragraphs 2.46 and 7.10 about the strengthening the
local economy and ensuring that land and premises are allocated to meet the needs
of both the existing and the emerging growth sectors are supported but are not borne
out in the policy. Insufficient land has been allocated for industry. The allocation of
employment sites fails to take into account :•
The revised and higher proposed level of housing than was the case when
the level of employment land was determined.
•
The likelihood that securing windfall housing will only be achieved if poorly
located employment land is made available for housing by relocation of the
businesses on those sites.
•
The buoyant demand for employment land.
Several very good potential employment sites have been disregarded; notably the
land previously used by Pisani's as a mineral waste disposal ground at Derby Road,
Cromford.
SUGGESTED CHANGE TO PLAN
The Council should review its employment land allocations, looking again at sites
previously put forward but dismissed.

Comments regarding the site at
Pisani's, Derby Road, Cromford are
noted. The suitability, availability and
deliverability of the site has been
subject to extensive assessment
through the SHELAA process as
outlined within the evidence base
(SHLAA387). The site assessment
concluded that the site is
undevelopable due to it is in an
unsustainable location, unrelated to
nearby settlements and with limited
accessibility to services and facilities. It
is not considered necessary to reassess the site for allocation purposes.
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Policy EC2 sets out employment land
allocations across the District. The
Derbyshire Dales Housing & Economic
Development Needs Assessment
(September 2015) sets out that a
range of economic forecasts for future
employment floorspace needs have
been considered alongside evidence
regarding commercial market
conditions. Business survey and a
range of economic data have been
assessed as part of scenario testing to
consider potential future growth in
jobs in the Derbyshire Dales. The Study
concludes that demand forecasts
identify a need for up to 15 hectares of
employment land to meet
development needs in the District up
to 2033 (including the national Park).
Policy EC2 allocates land for
employment growth well beyond this
identified need, by providing upto 22
hectares of employment land on a
number of sites in sustainable
locations across the District.

No Change

EC2 Employment Land Allocations

2164/350

Ms S Millward

EC2

REPRESENTATION
Insufficient land has been allocated for employment, given the proposed population
rise and the need for relocation of several employment sites. The Local Plan should
make adequate provision for employment land to give incoming industry or
businesses seeking to expand the necessary choice of sites within the locality. The
employment allocations put forward in the draft Local Plan are wholly inadequate. No
site in the Wirksworth area have been allocated. This should be rectified. The site
shown below is a suitable site to meet this need. The proposal is to develop a high
quality business park of a type which is lacking in the district. This site is well located
and readily available. It adjoins a thriving employment site and is adjacent to a site
allocated in the 2005 Local Plan on the recommendation of the Inspector. It is in a
sustainable location, well served by public transport and close to centres of
population All utility services are readily available and the frontage provides
adequate space to achieve a safe access. Plan included.
SUGGESTED CHANGE TO PLAN
Include the above site for allocation in policy EC2

Policy EC2 allocates land for
employment development in the
Matlock-Wirksworth Sub area of upto
6 hectares. The GL Hern study
assessed existing employment sites for
the developability and deliverability.
Sites suggested to the District Council
for employment land have been
assessed in terms of their suitability,
availabaility and achiveability as part
of the SHELAA process. Sites have
been assessed as either soley for
employment uses or to be brought
forward as part of mixed use
development achemes on larger sites.
One of the sites allocated for
employment purposes is Middleton
Road, Wirksworth as part of a mixeduse development.
The site identified at Porter Lane,
Wirksworth has been assessed as part
of the SHELAA process (SHLAA221(e)
and given a number of signifiacant
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constraints that exist on the site, on
balance it is concluded that the site is
not suitable for employment
development primarily due to
ecological issues and the sites location
within a designated wildlife site.
Constraints pertaining to landscape
and the historic environment are also
noted. The site is not currently
deemed developable. It is not
considered approoriate to re-assess
the sites suitability any further. It is
therefore considered that no changes
to the policy are necessary.
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1.
Bamford Property Limited (BPL) considers the Plan has been positively
prepared in setting out its strategy. 2.
BPL considers the Plan is justified. The
allocation of DS1, DS8, EC1A(a), EC1A(f) represents a strategy which will deliver a
sustainable development at the airfield site which is the most appropriate strategy
when considered against reasonable alternatives. 3.
BPL considers the Plan
is effective in relation to the allocation of the airfield site for the following reasons:
3.1
The Plan’s strategy in relation to the airfield site will be deliverable over the
Plan period. BPL and the other principal landowner of the airfield site are committed
to working together to bring forward Phase 1 and Phase 2 for comprehensive
development during the life of the Plan. 3.2
Outline planning permission will
shortly be granted for Phase 1 following completion of the Section 106 Agreement.
3.3
The landowners are in discussion with the Council regarding the early
delivery of the access junction into the site and the delivery of the link road through
to the industrial estate. This will not only open up the site for development but will
also deliver significant benefits to the industrial estate at an early stage. 3.4 The
extensive studies which have been undertaken by the landowners’ professional
consultant team to support the outline planning application for Phase 1 have
confirmed that there are no technical constraints which will prevent the delivery of
Phase 1 and Phase 2 during the Plan period. 3.5
The landowners have been
working with their retained agents who have advised of good market interest in the
site. The landowners are now moving forward to identify a development partner to
bring forward Phase 1 of the development. The landowners are also giving
consideration to the timescales for bringing Phase 2 forward through the planning
process (including the submission of a planning application). In this respect the
landowners intend to commence discussions with the Council shortly. 3.6 The
landowners are keen to work with the Council to bring forward the site on a
comprehensive basis and there is no reason why the site cannot be delivered within
the Plan period. 4.
BPL considers the Plan and the allocations for the airfield
site are consistent with national planning policy. In particular:- 4.1 The
development of the site will deliver a mixed use development of a scale that will
create a sustainable development with a real sense of place. The development will
deliver:- a wide choice of market and affordable housing; - a significant
range of skilled employment opportunities; the provision of social,
recreational and community facilities in a safe and accessible environment; - the
co-location of the housing, employment, recreational and community facilities
together with the enhanced public transport and pedestrian linkages within the
locality and the town centre mean that the development will be sustainable in
transport terms. 4.2
The creation of a sustainable inclusive and mixed
community will fulfill the social aspect of sustainable development; 4.3
The
significant improvements to the existing industrial estate that will result from the
development of the airfield site, the significant further employment opportunities
offered by the development at the site as well as the significant benefits to the local
economy from the substantial housing that will be delivered on the site will clearly
satisfy the economic aspect of sustainable development; 4.4The technical studies
undertaken by the landowners’ professional team have identified no unacceptable
impacts from the development and the potential for opportunities for enhancement.
The development therefore satisfies the environmental aspect of sustainable
development. 4.5
The development of the airfield site in accordance with
allocations DS1, DS8, EC1A(a) and EC1A(f) clearly represents sustainable development

Support for the allocation at the
Ashbourne Airfield is welcomed.

No Change

EC2(a) Land at Ashbourne Airfield, Ashbourne (Phase 1)

5187/472

James Ingestre
Bamford
Property
Limited

EC2A
employment
allocation
Ashbourne
Airfield (Phase
1)

Yes
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and is fully consistent with national planning policy.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Would like to formally register our support for the proposed allocations and
accompanying policies in the draft Local Plan. See accompanying letter.

Support welcomed

No Change

EC2(a) Land at Ashbourne Airfield, Ashbourne (Phase 1)

6212/277

Mr Paul
Harrison

EC2(A)-DS1
Ashbourne
Airfield Phase
1

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development is noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
mitigation measures to adhere to
where the quality of the groundwater
could potentially be affected. The issue
raised is covered within Policy PD9 and
therefore it is considered that no
changes should be made to individual
site policies for development as the
Local Plan should be read as a whole
when considering proposals for
development.

No Change

EC2(b) Land at Cawdor Quarry, Matlock

3139/205

Gemma Gaskell
United Utilities

EC2(b)

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy EC2(b) in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
outlines mitigation measures to
adhere to where the quality of the
groundwater could potentially be
affected. The issue raised is covered
within Policy PD9 and therefore it is
considered that no changes are
required to be made to individual site
policies for development as the Local
Plan should be read as a whole when
considering proposals for
development.

No Change

EC2(b) Land at Cawdor Quarry, Matlock

3139/216

Gemma Gaskell
United Utilities

Policy EC2(b),
EC5 and DS9
Land at
Cawdor
Quarry,
Matlock

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy EC2(b), EC5 and DS9 Land at Cawdor Quarry, Matlock in the Derbyshire Dales
Pre-Submission Draft Local Plan have been identified as being within a groundwater
Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding the employment
allocation as part of the
redevelopment of Middleton Road and
Porter Lane are noted. The land at
Middleton Road has been allocated for
employment purposes since 1998
when an area of 9Ha was included
within the Derbyshire Dales Local Plan
adopted at that time. This allocation
was not taken up, and evidence
suggested that the viability of bringing
forward such a site solely for
employment purposes made the
allocation undeliverable. The mixed
use policy in the Local Plan seeks to
achieve two objectives, firstly to make
a contribution towards meeting the
OAN and secondly to contribute
towards meeting in part some of the
District Councils Employment land
requirements as set out in eh HEDNA
Report (Sept 2015). By bringing
forward a mixed use scheme this
should enable the very important
employment land allocation to be
implemented.

No Change

EC2(d) Land off Middleton Road/Cromford Road, Wirksworth

2831/87

Paul Jennings
Wirksworth
Town CouncilClerk

EC2(d)

Yes

No

REPRESENTATION
We are also concerned that Policy EC2(d) only allows for the allocation of 3 ha as
Employment Land (2ha at Middleton Road and 1ha at Porter Lane), whilst substantial
allocation is made for Ashbourne. Given the likely increase in the size of Wirksworth
due to housing developments on sites such as Middle Peak Quarry, the allocation of 3
ha seems wholly inadequate.
It is also disappointing in respect of the emergence of a Wirksworth Community Land
Trust that there should be no specific mention of support for these important
alternative ways of new house building for local people.
It is suggested that there should be early consideration at a strategic level to take
account of the above and concentrating on the following issues.
The 2 primary sites should for strategic purposes be regarded as one with an overview
being encompassed by a master plan.
Advance analysis and investigation of the highway infrastructure and the impact of
predicted vehicle movements should be carried out.
Determination of future school capacity and steps towards the construction of a new
primary school realized.
An analysis of the pressure on the local economy, of the need for new employment
opportunities to allow Wirksworth to remain an economically balanced habitation
and of the effect on the town’s characteristic independent retail frontage should be
carried out.
An investigation undertaken of the potential and need to enlarge the medical facilities
at the Hannage Brook Medical Centre.
Proposals should be drawn up for the development of new town centre car parking
facilities: consideration should be given to novel solutions
We wish to avoid creating a “dormitory town” by ensuring that any strategic plan
provides sufficient opportunity for employment within the town.
SUGGESTED CHANGE TO PLAN

The establishment of a Community
Land Trust is supported in principle in
Policy HC1. This does not affect the
principle of seeking to secure
affordable housing to meet local
needs.
Comments regarding infrastructure are
noted. All infrastructure, including
education and medical provision, will
continue to be reviewed as part of
these sites being brought forward in
conjunction with the relevant
agencies, including the CCG's and DCC
as Education Authority.
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Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
outlines mitigation measures to
adhere to where the quality of the
groundwater could potentially be
affected. The issue raised is covered
within Policy PD9 and therefore it is
considered that no changes are
required to be made to individual site
policies for development as the Local
Plan should be read as a whole when
considering proposals for
development.

No change

EC2(d) Land off Middleton Road/Cromford Road, Wirksworth

3139/215

Gemma Gaskell
United Utilities

EC2(d)

Yes

Yes

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy EC2 (d) in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding the boundary of
EC2-E are noted. The presence of of a
site desiganted as a Local Wildflife
Sites does not mean that it is
necerssary to re-draw the boudary of
this allocation as policies elsewhere in
the Local Plan set out the District
Council as local planning authority will
assess the impact of development
proposals on desiganted wildlife sites

No Change

EC2(e) Land at Porter Lane/Cromford Road, Wirksworth

1199/654

Kieron Huston
Derbyshire
Wildlife Trust

EC2(e)

Yes

REPRESENTATION
The allocation includes part of a Local Wildlife Site DD336
SUGGESTED CHANGE TO PLAN
The boundary of the allocation needs to be re-drawn to exclude the LWS. There
seems no overriding reason why the boundary needs to extend into the LWS.
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Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
outlines mitigation measures to
adhere to where the quality of the
groundwater could potentially be
affected. The issue raised is covered
within Policy PD9 and therefore it is
considered that no changes should be
made to individual site policies for
development as the Local Plan should
be read as a whole when considering
proposals for development.

No Change

EC2(e) Land at Porter Lane/Cromford Road, Wirksworth

3139/200

Gemma Gaskell
United Utilities

EC2(e)

Yes

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy EC2(e) in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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1.
Bamford Property Limited (BPL) considers the Plan has been positively
prepared in setting out its strategy. 2.
BPL considers the Plan is justified. The
allocation of DS1, DS8, EC1A(a), EC1A(f) represents a strategy which will deliver a
sustainable development at the airfield site which is the most appropriate strategy
when considered against reasonable alternatives. 3.
BPL considers the Plan
is effective in relation to the allocation of the airfield site for the following reasons:
3.1
The Plan’s strategy in relation to the airfield site will be deliverable over the
Plan period. BPL and the other principal landowner of the airfield site are committed
to working together to bring forward Phase 1 and Phase 2 for comprehensive
development during the life of the Plan. 3.2
Outline planning permission will
shortly be granted for Phase 1 following completion of the Section 106 Agreement.
3.3
The landowners are in discussion with the Council regarding the early
delivery of the access junction into the site and the delivery of the link road through
to the industrial estate. This will not only open up the site for development but will
also deliver significant benefits to the industrial estate at an early stage. 3.4 The
extensive studies which have been undertaken by the landowners’ professional
consultant team to support the outline planning application for Phase 1 have
confirmed that there are no technical constraints which will prevent the delivery of
Phase 1 and Phase 2 during the Plan period. 3.5
The landowners have been
working with their retained agents who have advised of good market interest in the
site. The landowners are now moving forward to identify a development partner to
bring forward Phase 1 of the development. The landowners are also giving
consideration to the timescales for bringing Phase 2 forward through the planning
process (including the submission of a planning application). In this respect the
landowners intend to commence discussions with the Council shortly. 3.6 The
landowners are keen to work with the Council to bring forward the site on a
comprehensive basis and there is no reason why the site cannot be delivered within
the Plan period. 4.
BPL considers the Plan and the allocations for the airfield
site are consistent with national planning policy. In particular:- 4.1 The
development of the site will deliver a mixed use development of a scale that will
create a sustainable development with a real sense of place. The development will
deliver:- a wide choice of market and affordable housing; - a significant
range of skilled employment opportunities; the provision of social,
recreational and community facilities in a safe and accessible environment; - the
co-location of the housing, employment, recreational and community facilities
together with the enhanced public transport and pedestrian linkages within the
locality and the town centre mean that the development will be sustainable in
transport terms. 4.2
The creation of a sustainable inclusive and mixed
community will fulfil the social aspect of sustainable development; 4.3
The
significant improvements to the existing industrial estate that will result from the
development of the airfield site, the significant further employment opportunities
offered by the development at the site as well as the significant benefits to the local
economy from the substantial housing that will be delivered on the site will clearly
satisfy the economic aspect of sustainable development; 4.4The technical studies
undertaken by the landowners’ professional team have identified no unacceptable
impacts from the development and the potential for opportunities for enhancement.
The development therefore satisfies the environmental aspect of sustainable
development. 4.5
The development of the airfield site in accordance with
allocations DS1, DS8, EC1A(a) and EC1A(f) clearly represents sustainable development

Support for the allocation at the
Ashbourne Airfield is welcomed.

No Change

EC2(f) Land at Ashbourne Airfield, Ashbourne (Phase 2)

5187/470

James Ingestre
Bamford
Property
Limited

EC2(f) employment
allocation
Ashbourne
Airfield (phase
2)

Yes
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and is fully consistent with national planning policy.
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SUGGESTED CHANGE TO PLAN
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In identifying the amount of
employment land required over the
plan period it was assumed that the
majority of the exsiting stock would be
retained in its current use. It is
therefore appropriate for the Local
Plan to include policies which seek the
retention of existing employment land
and premises. However not all will be
suited for modern employment uses
and as such Policy EC3 sets out the
criteria where the redevelopment or
change of use of exsiting premises may
be acceptable. Whislt the
requirements of the policy may appear
onerous this ensures that only those
land or premises which are clearly
unsuitable are llost to none
employment purposes.

No Change

EC3 Existing Employment Land and Premises

2164/372

Mr A Yarwood
Roger Yarwood
Planning
Consultant Ltd .

EC3

Yes

REPRESENTATION
This policy is unduly onerous and will prevent much needed development.
SUGGESTED CHANGE TO PLAN
Delete this policy
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Comments regarding Policy EC4(f) are
noted. The Derbyshire Dales
Assessment of Housing and Economic
Needs Report (September 2015)
assessed all the existing key
employment sites in the District, taking
into account a range of factors
including accessible location for
employees and trade, the nature &
intensity of use of the employment
sites, the location of the site in relation
to the District's main settlements; the
age and quality of existing buildings
and any bad neighbour issues. The
study concluded that the site at
Brookfield Industrial Estate, Tansley is
in one of the key/ primary
employment locations in the District
and is well occupied. There is clear
justification for protection of the site
for continued employment use. It is
recommended that no changes are
made.

No Change

EC4 Retention of Key Employment Sites

2164/375

Mr G Wardman

EC4

REPRESENTATION
This is ill thought out and the selection of sites for protection lacks logic and
consistency. There is no need for this policy because the issue is adequately
addressed in policy EC3. Irrespective of the above, Warmans Matlock Ltd's site,
which lies within EC4(f) cannot be described as a key employment site
SUGGESTED CHANGE TO PLAN
Policy EC4 should be deleted . If not, site EC4(f) should be removed from the list
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Comments regarding Policy EC4 are
noted. The Derbyshire Dales
Assessment of Housing and Economic
Needs Report (September 2015)
assessed all the existing main
employment sites in the District, taking
into account a range of factors
including accessible location for
employees and trade, the nature &
intensity of use of the employments
site, the location of the site in relation
to the District's main settlements; the
age and quality of existing buildings
and any bad neighbour issues.
Employment sites considered included
all existing employment sites as set out
in the Derbyshire Dales Adopted Local
Plan 2005 as the Districts main
employment locations. However it is
recognised that sites such as Longcliffe
Quarries is an important employer
within the Derbyshire Dales and
continues to employ a significant
amount of local residents within the
Derbyshire Dales and should be
protected where possible. Existing
employment sites are given protection
through Policy EC1 as set out in the
third bullet point " protecting existing
employment sites & premises in order
to ensure that development would not
result in the loss of land or buildings
from employment use…". Given this
protection, no further changes to the
Policy are considered necessary.

No Change

EC4 Retention of Key Employment Sites

5975/237

Mr John Fields
Longcliffe
Quarries
Limited

EC4

REPRESENTATION
The Policies Map also identifies a number of existing employment sites. These are also
listed in Policy EC4 Retention of Key Employment Sites.
The National Planning Policy Framework (‘the NPPF’) identifies that achieving
sustainable development means building a strong, competitive economy and
supporting a prosperous economy, including supporting existing business (paragraph
21).
Longcliffe Quarries Limited (Longcliffe) is an example of such an existing business.
Longcliffe was formed in 1927 and has been carrying out quarrying and associated
operations at sites in the Derbyshire Dales since. Over a million tonnes of limestone
are extracted each year and the company continues to operate from its Ryder Point,
Brassington and Curzon Lodge sites, as well as its headquarters in Longcliffe village.
Longcliffe is one of the biggest employers in the District, and across Derbyshire,
employing over 150 people, whilst remaining locally owned.
Policy EC4 needs to reflect that Longcliffe, as a key local employer, need be able to
both safeguard and develop their sites in accordance with the business. It is therefore
important that the Longcliffe sites are identified as existing key employment sites on
Policies Map and reflected in list of sites under Policy EC4. Whilst minerals planning is
dealt with by Derbyshire County Council, the Local Plan will also be used by the
County Council as part of the Development Plan, when it makes decisions on planning
applications.
As it stands, Policy EC4 therefore fails the tests of soundness which are required to be
passed for the Local Plan to be adopted. The policy has not been prepared as
positively as it reasonably could be; the justification is not based on the most
appropriate strategy in terms of completeness; it could be effective in terms of
delivering development over the Local Plan period; and could be made more
consistent with the NPPF. This however can be ably addressed by identifying the
Longcliffe sites in Policy EC4 and on the Policies Map as key employment sites.
SUGGESTED CHANGE TO PLAN
The proposed amended wording to Policy EC4 is:
…..
Site and Location
EC4(o) Land at Ryder Point North of Manystones Lane, Brassington
EC4(p) Land at Brassington Moor Quarry North of B5056, Brassington
EC4(q) Longcliffe Quarries Ltd Longcliffe village, near Brassington
EC4(r)Land at Curzon Lodge North of B5056, Brassington
Policies map: The submitted figure shows the Longcliffe sites which should be shown
as key employment sites.
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This is an error. Map will be changed
accordingly.

Policy EC4(G) map title to be
changed fron "Lime Tree Business
Park, Tansley" to "Lime Tree
Business Park, Matlock".

EC4(g) Lime Tree Business Park, Matlock

3358/744

V J Raynes
TANSLEY
PARISH
COUNCIL

EC4 (g)

REPRESENTATION
Policy EC4 (g) Lime Tree Business Park is in Matlock. NOT in Tansley as stated in
Appendix 5 Policies Maps
SUGGESTED CHANGE TO PLAN
Lime Tree Business Park Matlock - Policy EC4 (g)
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EC4

Yes
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The area identified on the Policies
Maps inlcudes the main Scholes Mill,
which has been refurbished for
employment purposes. It also inlcudes
the Mill Managers House which is
attached to the main mill on the north
eastern side.
Whsilt the main mill building is clearly
in employment use it is appropriate to
modify the area which is safeguarded
for employment uses to the main mill
building only.

Modify Policies Map to indicate
allocation of Main Mill building
under Policy EC4(h)

EC4(h) Scholes Mill, Tansley

2164/359

G Wardman
WARDMAN
MATLOCK LTD

REPRESENTATION
Site EC4(h), Scholes Mill is not an employment site. It is partly residential. None of it
can reasonably be described as a "key employment site."
SUGGESTED CHANGE TO PLAN
Delete site EC4(h) from policy EC4.
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EC4

No

No

No

SUPPORT

The area identified on the Policies
Maps includes the main Scholes Mill,
which has been refurbished for
employment purposes. It also includes
the Mill Managers House which is
attached to the main mill on the north
eastern side.
Whilst the main mill building is clearly
in employment use it is appropriate to
modify the area which is safeguarded
for employment uses to the main mill
building only

Modify Policies Map to indicate
allocation of Main Mill building
under Policy EC4(h)

EC4(h) Scholes Mill, Tansley

2164/523

Gordon
Wardman
Wardmans
Matlock Ltd

REPRESENTATION
Site EC4(h), Scholes Mill is not an employment site and therefore should not be
included in this policy. The site shown contains the Managers House which is a
residential unit. Scholes Mill is not a Strategic site.
SUGGESTED CHANGE TO PLAN
Delete site EC4(h) from Policy EC4

865

Chapter 7 Page 112

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

Yes

SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development is noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
mitigation measures to adhere to
where the quality of the groundwater
could potentially be affected. The issue
raised is covered within Policy PD9 and
therefore it is considered that no
changes should be made to individual
site policies for development as the
Local Plan should be read as a whole
when considering proposals for
development.

No Change

EC5 Regenerating an Industrial Legacy

3139/221

Gemma Gaskell
United Utilities

EC5

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy EC5 in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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We welcome Cawdor Quarry being recognised as requiring regeneration in the form
of a mixed-use development.

Support welcomed

No Change

EC5 Regenerating an Industrial Legacy

5304/543

n/a
Williams
Management
Services Ltd

Policy EC5

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding Policy EC5 are
noted. In order to sustain and support
growth in the local economy it is
essential that sufficient land is
available for businesses to meet local
needs within the District that is fit for
the 21st century (NPPF, para 20).
Paragraph 22 of the NPPF sets out that
planning policies should avoid the long
term protection of sites allocated for
employment use where there is no
reasonable prospect of a site being
used for that purpose. Many of the
former industrial sites in the
Derbyshire Dales that were based
around quarrying are currently
constrained in terms of their ability to
support modern day business needs
and would benefit from investment to
regenerate the land to suit modern
day working practices. Historical
industrial sites are an important part
of the local economy, however policies
for the continued use of these sites
must offer flexibility to enable the
regeneration of the sites. Restricting
use of the site to industrial use only
will provide a constraint to the
redevelopment of the site. The current
policy reflects the principles set out in
the NPPF and therefore it is
recommended that no further changes
are made.

No Change

EC5 Regenerating an Industrial Legacy

5975/239

Mr John Fields
Longcliffe
Quarries
Limited

EC5

REPRESENTATION
Proposed Policy EC5 Regenerating an Industrial Legacy sets out that the Council will
seek to maximise the potential of existing and former employment sites that are no
longer suited to meeting the needs of modern business. This is to be achieved
through redevelopment, stimulating investment, encouraging mixed use
development, as well as retaining buildings and features of heritage value. Policy EC5
identifies a number of sites which are to be regenerated, which are predominantly
quarries (Cawdor Quarry, Halldale Quarry and Middle Park Quarry). Whilst it accepted
that regeneration of vacant or under-utilised industrial sites is important in order to
support and grow the local economy, the industrial legacy of the District should not
be forgotten and industry, mining and quarrying will continue to play a very important
role in the future economy.
This needs to be reflected in Policy EC5, so industrial sites can also be regenerated for
industrial uses, subject to the appropriate environmental and amenity safeguards.
The National Planning Policy Framework (‘the NPPF’) is clear that (paragraph 21)
existing business sectors in an area should be supported.
As it stands, Policy EC5 therefore fails the tests of soundness which are required to be
passed for the Local Plan to be adopted. The policy has not been prepared as
positively as it reasonably could be; the justification is not based on the most
appropriate strategy in terms of completeness; it could be effective in terms of
delivering development over the Local Plan period; and could be made more
consistent with the NPPF. This however can be ably addressed by revising the wording
of the policy.
SUGGESTED CHANGE TO PLAN
The proposed amended wording to Policy EC5 that would enable the policy to pass
the tests of soundness is:
“The District Council will seek to maximise the potential of existing and former
employment sites for industrial uses or where their infrastructure and/or premises
are no longer suited to meeting the needs of modern businesses in their present
form.
….
(e) Supporting the re-use of the sites for industrial use, subject to where they would
not create unacceptable harm to the character, appearance or amenity of the area
that is not outweighed by the economic benefits.”
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Strengthening the Economy
The following draft Policies are supported in terms of their positive benefits for
health and wellbeing:
• EC6: Town Centres and Local Centres

Comments supporting policy EC6
welcomed and noted.

No Change.

EC6 Town and Local Centres

2745/47

Steve Buffery
Derbyshire
County Council

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Policy EC6: Town and District Centres is fully supported, which seeks to ensure that
the vitality and viability of town centres, district centres and local centres (as defined
on the Proposals Map) is maintained, and where possible, enhanced in accordance
with their function, scale and identified development needs. This is fully in accordance
with the policy requirements for town centres and retailing in paragraph 23 the NPPF.
The policy also appropriately incorporates the sequential and retail impact tests set
out in the NPPF. The requirement in the policy that retail proposals of 300 square
metres (sq m) (net sales) or more located outside of the defined town centres must
be supported by a retail impact test is fully supported. Given the relatively small scale
nature of the defined town centres in the District, the 300 sq m threshold is
considered to be wholly appropriate. In addition, it is compliant with advice in
paragraph 26 of the NPPF, which permits local authorities to set their own locally
derived thresholds for requiring impact assessments with applications for retail
proposals outside town centres.

Comments of support for policy EC6
and in particular the threshold that
retail impact assessments are required
for proposals of 300 square metres
(net sales) or more is welcomed and
noted. Comments suggesting that
Darley Dale should accommodate new
retail and service provision to meet
the growing needs of the settlement
over the plan period are
acknowledged. The Retail Study
prepared as part of the Local Plan
evidence base concludes in respect of
Darley Dale "the centre feels quite
disjointed and sporadic. Despite this,
the centre appears to be healthy and
fills its role as a secondary location
rather than a main destination in
itself". Policy S8 provides support for
the sustainable growth of Darley Dale
and strives to promote and maintain
the distinct identity of settlements and
specifically states "maintaining and
where possible, enhancing the vitality
and viability of Darley Dale local
centre". Accordingly, given the support
provided by policy S8 it is not
considered necessary for revisions to
be made in respect of retail provision
in Darley Dale.

No Change.

EC6 Town and Local Centres

2745/64

Steve Buffery
Derbyshire
County Council

Overall, the policy approach above should ensure that the vitality and viability of the
District’s defined town centres, district centres and local centres is maintained and
enhanced and that retail proposals located outside these centres are of an
appropriate scale and nature, which does not undermine their vitality and viability.
The definition of the physical extent of the town, district and local centres is also fully
supported as this will provide clarity and certainty to the public and developers as to
how the policy approach will be applied within and around them.
Darley Dale is appropriately defined as a District Centre. However, retail and service
provision in the settlement is very limited and fragmented between the Broadwalk
and Chesterfield Road areas. The settlement has no focus or hub for retail and service
provision. Given the existing size of the population of the settlement and its potential
future growth as a result of the housing allocations
identified for Darley Dale, it is considered that the settlement should accommodate
new retail and service provision to meet the needs of the growing population over the
plan period.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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EC1 and EC6

No
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Comments regarding the retail impact
threshold are noted. GL Hearn have ,
on the behalf of the District Council,
produced a report entitled Derbyshire
Dales Retail Impact Thresholds-July
2016. This provides justification for the
threshold. Therefore no change is
recommended.

No Change

EC6 Town and Local Centres

5599/632

C/O The Agent

REPRESENTATION
In May 2016, Planning Potential submitted representation on behalf of Aldi Stores
Limited in connection with the above document, in particular Draft Policies EC1 ‘New
Economic Development’ and EC5 ‘Town and Local Centres’ (now referred to as Draft
Policy EC6).
Comments made by Planning Potential related to the sequential approach for town
centre development; noting the importance of commercial requirements, and need
for flexibility within the market to ensure investment is secured; as town centre sites
are not always ‘available’, ‘suitable’ or ‘viable’ for development.
Planning Potential have reviewed the content of the Policy, and note that comments
made have not been taken forward by the Council.
In respect of Draft Policy EC6 ‘Town and Local Centres’ (previously referred to as EC5);
Planning Potential queried the justification behind the low (in our view) retail impact
threshold of 200sqm. Since our letter of representation, the RIA has increased to
300sqm. Whilst this position is encouraging, Planning Potential still note that this
threshold still falls significantly below the NPPF threshold of 2,500sqm. Furthermore,
no justification has been provided by the Council for the original, or newly promoted
threshold; other than the Local Plan Advisory committee stating ‘that due to the
relatively small scale of the defined town centre within the district, the threshold
appears to be wholly appropriate and complaint with paragraph 26 of the NPPF’.
Planning Potential note that scale is not the only factor to account for when devising a
RIA threshold.
SUGGESTED CHANGE TO PLAN
In line with Paragraph 24 of the NPPF; we strongly request that the Council amend
bullet point 9 of Draft Policy EC1 to state that: ‘focus new retail and leisure
development firstly within town centres, followed by edge-of-centre and finally outof-centre locations to support vitality and viability’.
Planning Potential strongly advise that the Council review the guidance set out in the
NPPG to ensure, an appropriate and compliant figure is adopted.
Overall, the comments promoted in this and previous letter of representation, seeks
to ensure that the Derbyshire Dales authority secures investment, and is wholly in
accordance with paragraphs 151 and 154 of the NPPF. We trust that our
representation will be given full consideration and that our details will be included on
the Council’s database to ensure we are notified of all future stages of the document.
It should be noted that our views represent our considered opinion at this time. We
respectfully reserve the right to make further comments throughout the planning
process, should there be any further rounds of consultation as a result of comments
received.
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The Updated Retail Study for
Derbyshire Dales concludes that there
is no capacity for new retail
conveience floorspace development in
Matlock, and Wirksworth over the plan
period. It does however conclude that
some comparison floorspace capacity
may exist towards the end of the plan
period, but this is only limited.

No Change

EC6 Town and Local Centres

5304/547

n/a
Williams
Management
Services Ltd

REPRESENTATION
We welcome Policy S8 of the Pre-submission Draft Local Plan insofar as it recognises
the need to support the mixed-use development of Cawdor Quarry for housing and
employment.
However, the Pre-submission Draft Local Plan does not sufficiently set out the future
approach to developing the retail sector in the Borough. The Derbyshire Dales Retail
Study concludes that Matlock is a healthy retail and service centre which acts as a
focal point for the wider surrounding area. The Study provides evidence on the
shopping patterns for a study area comprising 6 catchment zones, which extend
across the district and beyond its boundary.
The population forecasts which are used to underpin the retail capacity assessment
assume that there will be growth of 7.8% in the population between 2015-2033
across the assessment study area zones. The population forecast which underpins the
assessment of housing needs for the district assumes growth of 8.4% over 2013-2033.
It is not possible to assess whether these 2 sets of forecasts are sufficiently consistent
in the growth levels assumed for the future as they cover differing time frames and
differing geographies. It would be useful to understand what growth is apparent for
the district of Derbyshire Dales from the Experian Micromarketer to enable a view to
be taken on the comparability of the forecasts.
Nevertheless, the retail study identifies that the available pool of comparison goods
expenditure within the Matlock catchment zone (Zone 5) will increase by £129.4
million between 2015 and 2033. However, the study concludes that only 20.2% of the
total potential comparison expenditure from Zone 5 is spent in Matlock. Further, the
study assumes that this market share will remain unchanged across the period to
2033, thus only 20% of the £129.4 million would be available to support new retail
floorspace in Matlock, so c£26 million.
Across all the study area zones, Matlock currently retains 15.6% of the potential
comparison retail expenditure. In 2015 this results in turnover of £32.5 million in the
town centre while by 2033 this is expected to increase to £60.7million, an increase of
£28.2 million. Current committed development across the district is anticipated to
absorb much of this share of the total increase in capacity until 2025. The study does
note that the ‘constant market share’ approach to retail modelling is accepted
practice, but the failure to consider the potential for expansion of the retail capacity
by the Pre-submission Draft Local Plan is an omission.
In the case of the Derbyshire Dales and Matlock in particular, it is not an adequate
approach to accept without question that the poor historical pattern and retention of
comparison retail expenditure should be allowed to continue into the future. Whilst a
constant market share approach may be acceptable where retention levels are much
higher compared to leakage, it is not an acceptable position where retention is only
20%. This also raises sustainability concerns going forward.
The study finds that Sheffield, Chesterfield, Derby and Buxton draw significant shares
of the available expenditure from the study zones. There must therefore be a
sustainability argument to support the retention of a greater proportion of
872

Consequently it is considered that any
retail proposals for Matlock are
unwarranted, and should not be
included within the Local Plan
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comparison retail expenditure within the retail centres in the district and Matlock in
particular given it is identified as a focal point for the surrounding area. There is the
economic dimension that retaining a greater proportion of the expenditure would
support increased trading activity and employment in the towns. There is an
environmental dimension as these current destinations require journeys of some
distance from many locations within the study zones, the majority of which will be
undertaken using the car. There is clearly a social dimension as improving the vitality
of the towns will encourage community interaction.
There is the opportunity within the Cawdor Quarry development to introduce the
type of retail accommodation that is currently absent from Matlock to a site that will
integrate with the existing town centre footprint. With new occupiers trading in the
town, some residents will be attracted to shop there rather than need to travel
elsewhere, boosting the economy. We consider the proposals for retail provision at
Cawdor will play a complementary role in enhancing the overall town centre offer and
that opportunities can be taken to establish clear linkages between the two areas. We
enclose a letter prepared by Knight Frank (dated March 2016), which supports the
need for additional retail and leisure floorspace within Matlock. Knight Frank
conclude that there is presently a limited retail offer within Matlock with the town
centre unable to cater for modern retail needs and the needs of the local population
and visitors.
SUGGESTED CHANGE TO PLAN
The identified retail capacity for Matlock (in particular) should be increased to provide
for the retention of expenditure within the town as a more sustainable approach to
addressing the future of the town as a retail centre.
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SUPPORT
The NPA wishes to express support for the consideration given to the National Park
and its setting in the preparation of the Local Plan.

Support for policy EC8 welcomed.

No Change

EC8 Promoting Peak District Tourism and Culture

2140/468

Mr Ian Fullilove
Peak District
National Park
Authority

EC8

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Yes

SUPPORT
This policy is supported

Support welcomed

No Change

EC8 Promoting Peak District Tourism and Culture

2736/264

Kim Miller

EC8

Yes

National Trust
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The purpose of this policy is essentially
to ensure that farms can remain viable
activities by allowing for the
diversification of the range of activities
that can take place on them, and at
the same maintaining farming as the
primary activity. The first Paragraph of
the policy makes it a requirment that
such development should promote
farming practices that have a positive
impact upon the environment. It is
considered that whilst there would be
some benefit in achieiving this many of
the activities into which farms have
and will diversify may not have have
bearing upon farming practices eg.
rural tourism. As such it is considered
appropriate to remove this
requirement from the policy.

Amend First Paragraph of Policy
EC10 to read:

EC10 Farm Enterprises and Diversification

5960/763

Paul Tame
NFU

EC10

REPRESENTATION
We have two issues with Policy EC10. Firstly, it will be impossible for most farm
diversifications to promote the use of farming practices that have a positive effect on
the environment. The two items are not necessarily connected and will give the
Council carte blanche to refuse all farm diversification proposals.
Secondly, in paragraph (a) the proposed diversification must stimulate new economic
activity. In practice, in many cases, a successful diversification will enable the existing
workforce to be employed and not necessarily increase employment on a farm.
SUGGESTED CHANGE TO PLAN
Please remove "and promotes the use of farming practices that have a positive impact
on the environment." from lines 3 and 4 of Policy EC10 and paragraph (a) from Policy
EC10.

In terms of Criteria (a) it is considered
that in most cases diversification will
lead to the retention of employment,
rather than the generation of new
employment, particularly in the shortterm as the diversifyed element
becomes established. The use of the
word "new" implies that the
diversification should generate new
employment opportunities and as such
is considered to conflict with the
overall aim of of the policy.
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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"
Delete the word "new" in criteria
(a)
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SUPPORT
We broadly support this policy in encouraging the optimum use of farm buildings and
infrastructure in order to support the viability of farms and farming and encourage
diversification.

Support for this policy is welcomed.

No Change

EC10 Farm Enterprises and Diversification

5924/130

Mr John Acres
Acres Land and
Planning Ltd
'Acres of Space'

EC10

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Strengthening the Economy - The following draft policy is supported in terms of its
positive benefits for health and well being: EC11 Protecting and Extending our Cycle
Network.

Support for policy EC11 welcomed.

No Change.

EC11 Protecting and Extending our Cycle Network

2745/792

Steve Buffery

EC11

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding the impact of
approved applications on the cycle
network are noted. Application
submitted to the District Council
consider the impacts on cycle
networks and this is taken into
consideration within the planning
balance. The Local Plan through policy
HC19 seeks to ensure that future
applications facilitate sustainable
modes of transport.

No Change

EC11 Protecting and Extending our Cycle Network

3298/384

Cllr Mrs Susan
Dews
Doveridge
Parish Council

EC10

Yes

REPRESENTATION
EC10 relates to protecting and extending the cycle network. A national cycle network
passes through Doveridge and given the housing applications already approved, there
will be a serious impact on the safety of users of this cycle route. The increase in
volume of motor vehicle traffic using this route would be contrary to the council’s
own policy on this issue.
SUGGESTED CHANGE TO PLAN
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SUPPORT
This policy is supported

Support welcomed

No Change

EC11 Protecting and Extending our Cycle Network

2736/263

Kim Miller

EC11

Yes

National Trust
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Derbyshire County Council is promoting the development of the White Peak Loop,
sections of which have recently been granted planning permission. It is welcomed
that paragraph 7.45 sets out details of the vision for the White Peak Loop, which is to
create a 60 mile circuit connecting the High Peak, Tissington and Monsal Trails into
Buxton, Bakewell and Matlock. The vision includes the creation of links between
Matlock and the Monsal Trail to the north, and the High Peak Trail to the south via
Cromford. In the context of the above, Policy EC11: Protecting and Extending our
Cycle Network is fully supported, which seeks to ensure that development will not be
permitted where it significantly harms an existing cycle route or prejudices the future
implementation of new routes, including the White Peak Cycle Loop.

Comment supporting policy EC11
which seeks to protect and extend
existing cycle networks, with particular
reference to the White Peak Loop is
welcomed

No Change.

EC11 Protecting and Extending our Cycle Network

2745/57

Steve Buffery
Derbyshire
County Council

EC11

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding Ashbourne
Airfield are noted. Policy DS1 requires
that a comprehensive masterplan
including the provision of additional
employment land and community
facilities to meet the needs of future
residents. It is considered that new
employment land on this and Phase 1
will enable existing companies on the
estate to be able to grow and develop
- other efforts made through the
District Council's Economic
Development function seeks to boost
inward investment to enable economic
growth through for example securing
£1m funding for advance provision of
the new link road to Blenheim Road.

No Change

DS1 Land at Ashbourne Airfield (Phase 1), Ashbourne

1137/184

Carole Dean
Ashbourne
Town Council

DS1

Yes

REPRESENTATION
The housing solution raises cause for concern, the plan should be more than just a
housing target. It needs to meet and promote economic development. The plan
attempts to do this by identifying some land around the current Ashbourne Airfield
Industrial Estate which is welcomed. There is nothing as yet shown in the Plan to
support this land for use other than through the natural expansion of existing
companies. We would call for much more positive action to be taken to promote and
encourage investment into the area from new companies, be this through the
introduction of collaborative working with local and regional economic partners,
much stronger support of improving local transport networks for all, from lorries to
bicycle users, or something as simple as a schedule of S106 projects and targets.
SUGGESTED CHANGE TO PLAN
A full masterplan for the Airfield site could be developed and approved before any
further consents are considered with a greater effort to promote the economic
growth.
Only with economic growth will the plan generate the demands for the new housing.
From promoting appropriate investment into the area from high tech and quality
added value businesses will the plan stimulate growth and develop a local economy
able to support local people with wage levels which enable them to buy local houses.
This must be seen as an essential part of the plan.
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1.Bamford Property Limited (BPL) considers the Plan has been positively prepared in
setting out its strategy.
2.BPL considers the Plan is justified. The allocation of DS1, DS8, EC1A(a), EC1A(f)
represents a strategy which will deliver a sustainable development at the airfield site
which is the most appropriate strategy when considered against reasonable
alternatives.
3.BPL considers the Plan is effective in relation to the allocation of the airfield site for
the following reasons:
4.1 The Plan's strategy in relation to the airfield site will be deliverable over the Plan
period. BPL and the other principal landowner of the airfield site are committed to
working together to bring forward Phase 1 and Phase 2 for comprehensive
development during the life of the Plan.
4.2Outline planning permission will shortly be granted for Phase 1 following
completion of the Section 106 Agreement.
4.3The landowners are in discussion with the Council regarding the early delivery of
the access junction into the site and the delivery of the link road through to the
industrial estate. This will not only open up the site for development but will also
deliver significant benefits to the industrial estate at an early stage.
4.4The extensive studies which have been undertaken by the landowner's
professional consultant team to support the outline planning application for Phase 1
have confirmed that there are no technical constraints which will prevent the delivery
of Phase 1 and Phase 2 during the Plan period.
4.5The landowners have been working with their retained agents who have advised of
good market interest in the site. The landowners are now moving forward to identify
a development partner to bring forward Phase 1 of the development. The
landowners are also giving consideration to the timescales for bringing Phase 2
forward through the planning process (including the submission of a planning
application). In this respect the landowners intend to commence discussions with the
Council shortly.
4.6The landowners are keen to work with the Council to bring forward the site on a
comprehensive basis and there is no reason why the site cannot be delivered within
the Plan period.
5.BPL considers the Plan and the allocations for the airfield site are consistent with
national planning policy. In particular:5.1The development of the site will deliver a mixed use development of a scale that
will create a sustainable development with a real sense of place. The development
will deliver:- -a wide choice of market and affordable housing; -a significant range of
skilled employment opportunities; -the provision of social, recreational and
community facilities in a safe and accessible environment; - the co-location of the
housing, employment, recreational and community facilities together with the
enhanced public transport and pedestrian linkages within the locality and the town
centre mean that the development will be sustainable in transport terms.
5.2The creation of a sustainable inclusive and mixed community will fulfil the social
aspect of sustainable development;
5.3The significant improvements to the existing industrial estate that will result from
the development of the airfield site, the significant further employment opportunities
offered by the development at the site as well as the significant benefits to the local
economy from the substantial housing that will be delivered on the site will clearly
satisfy the economic aspect of sustainable development;

Support for the allocation at the
Ashbourne Airfield is welcomed.

No Change

DS1 Land at Ashbourne Airfield (Phase 1), Ashbourne

5187/476

James Ingestre
Bamford
Property
Limited

DS1 - strategic
allocation
Ashbourne
Airfield (phase
1)

Yes
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5.4The technical studies undertaken by the landowner’s professional team have
identified no unacceptable impacts from the development and the potential for
opportunities for enhancement. The development therefore satisfies the
environmental aspect of sustainable development.
5.5The development of the airfield site in accordance with allocations DS1, DS8,
EC1A(a) and EC1A(f) clearly represents sustainable development and is fully
consistent with national planning policy.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Comments regarding the allocation of
HC2(k), the strategic site policy which
accompanies this and their conformity
with PD10 are noted. The site has been
through an extensive assessment
process within the SHELAA which
concluded that the site is suitable,
available, achievable and therefore
developable. A summary of the
assessment is outlined below:
Highways confirmed that a safe and
secure access to the site can be
achieved with limited impact on the
surrounding highway network (subject
to the scale of development). The
landscape assessment considers, as a
small well contained site screened
from the wider surroundings there is
capacity for development. Appropriate
and sufficient measures however
needed to mitigate any adverse impact
on visual amenity. The site is of
medium nature conservation value
due to the presence of semi natural
wet grassland/tall herb and semi
natural grassland. Development is
likely to result in minimal impact on
the historic environment. Site is in
close proximity to public transport
with reasonable access to services and
facilities.

No Change

DS2 Land to the Rear of Former RBS premises, Darley Dale

6304/445

KATHLEEN
POTTER

DS2

No

No

REPRESENTATION
Policy DS2 is at total variance to policy PD10 which seeks 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 coalesnence of the settlements of
Matlock and Darley Dale, the District Council will revisit development proposals which
threaten the open spaces identified on the Proposals Map including a) and b). This is
totally illogical to destroy this corridor with 143 houses
SUGGESTED CHANGE TO PLAN
See comments inBox 6

Whilst the District Council
acknowledges that this piece of open
space will be lost it is considered that
the contribution made to the OAN
outweighs the loss.
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The Retail evidence base report
(Derbyshire Dales Retail Impact
Thresholds July 16) concludes Darley
Dale is a "relatively healthy centre with
a good range of services and only two
vacant units. The centre appears to be
well kempt, the majority of buildings
are of high quality and there are no
signs of crime. Due to the disjointed
nature of the centre, it does
experience low pedestrian flows and a
lacking focal point for the centre. The
centre feels quite disjointed and
sporadic. Despite this, the centre
appears to be healthy and fills its role
as a secondary location rather than a
main destination in itself".

No Change.

DS2 Land to the Rear of Former RBS premises, Darley Dale

2745/63

Steve Buffery
Derbyshire
County Council

DS2, HC2(j)

No

No

REPRESENTATION
In this respect, Policy DS2 and housing allocation HC2 (j) identify land to the rear of
the former RBS premises in Darley Dale to accommodate 143 new dwellings.The
policy indicates that there will be a requirement for a comprehensive masterplan for
the development of the site incorporating ‘community facilities’ proportionate to
serve the needs of the local community. It is considered that this site provides
significant potential for the establishment of a new focus or hub for new retail and
service provision to serve the wider settlement, particularly as the site already directly
adjoins the existing defined District Centre area of Chesterfield Road, which could be
expanded and consolidated. DDDC is therefore requested to give further
consideration to this issue in consultation with the site promoter.
SUGGESTED CHANGE TO PLAN
It is considered that this site provides significant potential for the establishment of a
new focus or hub for new retail and service provision to serve the wider settlement,
particularly as the site already directly adjoins the existing defined District Centre area
of Chesterfield Road, which could be expanded and consolidated. DDDC is therefore
requested to give further consideration to this issue in consultation with the site
promoter.
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Policy DS2 requires for a
comprehensive masterplan for the
development incorporating
community facilities proportionate to
serve the needs of the community,
accordingly through the
masterplanning process for the site
consideration will be given to the
extent and type of proportionate
community facilities that should be
delivered, this will include assessment
of the impact of any community
facilities upon the surrounding area
and existing centres. Furthermore it
should be noted that planning
permission has recently been granted
for the change of use of the former
bank building on Station Road, Darley
Dale to A1 retail use. This site is
directly adjacent to the area allocated
under policy DS2 and is envisaged to
be occupied by a convenience store,
accordingly further retail provision
within the site allocated under policy
DS2 may not be necessary or deemed
appropriate given the extent of retail
provision nearby. It is not considered
necessary for revisions to the policy to
be made at this stage.
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See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

643/460

Jennie
Hodgkinson

DS4

Yes

REPRESENTATION
Site HC2 (u) Gritstone / Pinewood Rd appears to be “hand crafted” for
developers, including increasing its size by 10 hectares at the request of the
interested developer. No map of the revised boundary was released prior to the
meeting to decide whether it should be increased. How can decisions be made when
people have not seen the proposed changes?
The plan is unsound because the inclusion of this site is not sustainable or
viable.
The local plan does not include detail or reassurances about meeting future
infrastructure requirements. Given that Matlock already has huge issues with lack of
GP appointments, school places and road networks that are pushed to the limits
already, this seems like a dangerous oversight.
I feel that the Derbyshire Dales Local plan is not Justified because:
The Gritstone / Pinewood site was initially assessed as green - no flood risk.
This is untrue and the issues with standing water etc are openly acknowledged by
DCCC and they have only recently belatedly adjusted the site assessment to amber to
reflect this.
Why is the housing density on HC2(U) so high in comparison with other
brownfield sites including Halldale Quarry
Why other brown field sites that were put forward have not been included at
this stage. Instead they will be “windfall” (additional) sites that do not contribute
towards the required overall housing numbers and so do not reduce pressure on
greenfields. These include HC2(i) Land at Slinter Mining Ltd, Cromford Hill, 28
dwellings / HC2(j) Land at Bridge Garage, Darley Bridge 13 dwellings / HC2(z) Land at
Matlock Transport, Northwood Road, Northwood 14 dwellings. Also the Whitworth
Institute have offered land that has not been included.
In Feb 2015 Darley Dale town council came up with a proposed alternative to
the current site allocations – the creation of a New Garden Village. This would
alleviate the pressure on precious greenfields sites and congested Tier1 towns that
currently must bear the brunt of the majority of the development. A new garden
village would also allow for sensitive development complete with appropriate
supporting infrastructure. This idea was strongly supported by residents and Matlock
Town Council but dismissed with very little consideration.
I feel that the Derbyshire Dales Local plan is not Effective because:
We feel that the council has not effectively worked with its neighbours.
The Peak National Park means that almost 100% of the Derbyshire Dales
housing allocation must be fitted into just 50% of the district due to the restrictions
on building in the Peak District National Park. This is unfair and the district council
should be allowed to offer a reduced housing figure to reflect this situation.
I feel that the Derbyshire Dales Local plan is not Consistent with national policy
because:
Allocation of site HC2(u), and therefore the plan as a whole, is contrary to many
national NPPF policies as well as policies within the Derbyshire Dales Local Plan itself.
Namely development of the site will lead to:
•
Increased risk of flooding, contrary to policy POLICY PD8 – Flood risk
management and water quality
•
Increased traffic, congestion and road safety issues
•
Destruction of wildlife habitat contrary to policy POLICY PD3: Biodiversity
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The District Council has undertaken
extensive call for sites exercise and
within these no site of sufficient size
has been put forward that would
support the development of a new
garden village. Futhermore there was
no evidence that such a proposal
would have the relevant demand let
alone be a viable proposition for
commercial development to take
forward.
The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes- national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
preiod has been agreed with the Peak
District National Park at 400 units- the
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at national and subsequently
at a local level.

Given the above points, it is
recommended that no changes are
made to the allocation of Land at
Gritstone Road, Matlock.
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and the Natural Environment
•
Remoteness of site leading to increased need to rely on a car – the least
sustainable method of transport, this iscontrary to POLICY PD7: Climate Change and
POLICY HC19: Accessibility and Transport.
It is also contrary to The National Planning Policy Framework 2012 which says: “In
preparing Local Plans, local planning authorities should therefore support a pattern of
development which, where reasonable to do so, facilitates the use of sustainable
modes of transport.”p9 NPPF
•
Loss of 100% greenfield - this is contrary to policy POLICY PD5: Landscape
Character and POLICY PD6: Trees, Hedgerows and Woodlands.
It is also contrary to the NPPF which states “Loss of such habitat is contrary to the
Government's National Planning Policy Framework which states that the planning
system should: “Contribute to and enhance the natural and local environment by:
protecting and enhancing valued landscapes, geological conservation interests and
soils;
- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
SUGGESTED CHANGE TO PLAN
Remove the HC2(u) Gritstone / Pinewood Road site from off the local plan. Its
inclusion is contrary to many NPPF policies and indeed policies within DDDC’s own
proposed local plan. The plan is unsound because inclusion of this site is unsound,
unsustainable and unviable.
Clarify how the plan will guarantee to deliver the infrastructure needed to support the
next 17 years of development in a sustainable fashion.
Reinstate the brown field sites that have been previously excluded now that new
information has come forward and use them to contribute to the OAN total instead of
being used as windfall sites.
Ask central government to properly acknowledge the limitations placed on districts
that contain National Parks and set out a comprehensive way to deal with this unfair
anomaly.
Increase the housing density proposed for the allocated large brownfield sites
Look again at the New Garden Village proposal. This would alleviate the pressure on
precious greenfields sites and congested Tier1 towns that currently must bear the
brunt of the majority of the development.
A new garden village would also allow for sensitive development complete with
appropriate supporting infrastructure. This idea was strongly supported by residents
but dismissed with very little consideration.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group”
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See Officer Comments in Respect of
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

3363/668

Sally Scargill

DS4 land off
Gritstone/Pine
wood Road

Yes

REPRESENTATION
I feel the plan is not positively prepared due to the site being increased in size by 10
hectares at the request of the interested developers. No map of the increased size
was available prior to the meeting held to make a decision on the said change. I would
state that this decision was made without the necessary documents being available to
view and I would therefore question the decision.
SUGGESTED CHANGE TO PLAN
Remove the area of Gritstone/Pinewood Road from the local plan.
It's inclusion is contrary to many NPPF policies and also policies with DDDC's own
proposed local plan.
The plan is unsound because inclusion of this site is unsound, unsustainable and
unviable.
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6261/611

Kate Travis

DS4

No

REPRESENTATION
Why has the Pinewood Road site been pushed through when previously it was always
turned down. Why are developers being allowed to dictate boundaries? How are
decisions being made on boundaries when people have not seen a map of these
proposed changes? How can the plan be sound if removal of one site would mean it
fails? The plan is unsound because the inclusion of this site is not sustainable or
viable.
This is my main issue - the plan doesn't detail future infrastructure requirements.
Matlock has a massive issue with traffic, doctors and school places (particularly
primary) already. I want to see how they plan to deal with the increase in numbers of
residents and cars. Traffic onto the Cavendish estate is already a huge problem and I
can see how the traffic in the past couple of years has increased when trying to get
into town. Queues from all directions at most times of day. How are they planning to
deal with this. Doctors surgeries - are they planning to build more as it's almost
impossible to get an appointment now! Also the same with primary schools - are
there plans to build more as I have a 10 month old baby girl and I want to know I am
guaranteed a place in the school I choose!! How was the land assessed as green no flood risk? This is untrue and openly acknowledged by the DDDC. Why are so
many houses being considered when other sites are a lot lower? Why are brown field
sites not being considered first instead of building on green fields? Has the new
village even been considered? This would be able to deal with traffic and all other
issues stated above.
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6018/706

Roger Brown

DS4 - Land off
Gritstone
Road/Pinewoo
d Road

Yes

REPRESENTATION
Site DS4 should not be included within the local plan.
This site lies within open countryside outside the built framework of the town of
Matlock, where there has always been a planning policy of a presumption against
development. It is a 100% greenfield site on the fringe of Matlock and in an elevated
position above the snow line.
The development of this site would lead to the loss of natural habitat and a wide
variety of wildlife - pipistrelle bats, badgers, foxes and a wide variety of birds, insects
and bees. This loss of habitat is contrary to National Planning Policy Framework pages
26 and 27.
The NPPF states that the planning system should "encourage the effective use of land
by reusing land that has been developed previously(brownfield land) provided that it
is of of high environmental value (NPPF page 6). Destruction of a 100% greenfield site
clearly flies in the face of this national policy.
The site, being in an elevated and exposed location, is high above the town centre
away from shops and other facilities. It is not accessible by any means other than car
and shopping cannot be done without one. The District Council has published
statistics showing that Matlock has an ageing population "Your Local Plan, Nov 2015"
clearly states that "a 43% increase in people aged 60 or more , but the biggest change
will come in the 75+ age group, where an 88% increase is forecast. Therefore, putting
housing at one of the highest points above the town centre is not feasible or sensible
for that target of population.
The NPPF says that in preparing local plans, local planning authorities should support
a pattern of development, where reasonable to do so, which facilitates the use of
sustainable modes of transport - page 9, NPPF.
Residents, of any age, in this location without access to a car will effectively be stuck
as public transport is not frequent and the site would be virtually inaccessible in
winter weather conditions as it is above the snow line. The limited public transport is
likely to be further reduced under the County Council's proposals to remove support
for subsidised services.This means that any development here is encouraging
increased use of the least sustainable method of transport - the car - in direct
contravention of NPPF policies.
There are no large-scale opportunities for employment in Matlock. The development
of this site will, therefore, create a dormitory village with the residents commuting
elsewhere to work and who would have little affinity with Matlock. Again this would
be encouraging an increase in car use contrary to NPPF page 9.
The existing road access to the site is totally inadequate. Access from Pinewood Road
via Wolds Rise and Cavendish Road would not be acceptable as these roads are not
capable of handling any additional traffic flows that would result from the
development of this site. There would be considerable congestion and the junctions
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of Wolds Rise/Cavendish Road, Cavendish Road/Wellington Street and Wellington
Street/Chesterfield Road. The situation is already chaotic at weekends when football
traffic is going to and from the Cavendish playing fields. Access to the site from Wolds
Road onto Chesterfield Road is also substandard as regards visibility, and many school
children walk past this junction every school day on their way to and from Highfields
school, which presents an added danger with such a large increase in traffic
movements.
Much of the land comprising site DS4 is boggy and waterlogged and contains a
number of natural springs. There is a history of water run-off from the site causing
flooding to several properties on both the Cavendish estate and on Bentley Close.
After rainfall, water can be seen running from behind properties on Amberdene and
out across Wellington Street causing the road to be flooded. The Gritstone portion of
the site is covered in unpredictable natural springs and there is a long history of
homes and gardens in the vicinity being flooded, resulting in serious damage. Building
on the site will cause even more problems with flooding for existing properties.
Developers claim to be able to mitigate the issue but there will be no way of telling if
this will be successful until houses are built and then it will be too late. Who will pay
for the damage then? The Council initially assessed the site as at no risk of flooding
and have never altered that assessment despite all the evidence to the contrary. Local
residents strongly dispute this statement.
The development of this site will have the effect of increasing the population of
Matlock by that of a medium sized village and I am concerned as to the effect this will
have on the existing infrastructure of the town, especially in relation to schools,
doctors' surgeries and other health facilities. I have seen no evidence that these
matters have been considered, let alone provided for.
In conclusion, please note that I also support the technical statement that is being
prepared and submitted separately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
The removal of Policy DS4: Land off Gritstone Road/Pinewood Road, Matlock from the
Local Plan.
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Legal
Compliant

Sound

Compliant
with Duty to
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Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
I support the plan and believe it a sound document except for one paragraph. I
believe that the allocation of 500 houses to Matlock Gritstone Road must be reduced
to a maximum of 100 houses. The site allocation fails to take into account the effect
of Matlock Bank’s topography on suitability for such a huge allocation. Surrounding
roads are steep narrow and twisting. The daytime demand for parking in Matlock
Bank is swelled massively by County Hall.workers. North of Wellington Road little road
gritting is done. Thus will add to winter road chaos. I see no evidence that recent
permission to build houses on Asker Meadows has been ‘deducted’ from the number
of house places you are required to plan for.

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6206/695

Linda Hardy

8.13

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

5992/612

Michael
Pomerantz

DS4: land off
Gritstone
Road/Pinewoo
d Road,
Matlock DS4

Yes

REPRESENTATION
Objections to the draft housing plan in Matlock
This letter is written to raise serious objections to the draft local plan for multiple
house construction in Matlock on sites identified as SHLAA 224 and SHLAA225.
I would like to anchor this complaint to the National Planning Policy Framework
referring to the following text about promoting sustainable transport on page 10:
35. Plans should protect and exploit opportunities for the use of sustainable transport
modes for the movement of goods or people. Therefore, developments should be
located and designed where practical to ● accommodate the eﬃcient delivery of
goods and supplies; ● give priority to pedestrian and cycle movements, and have
access to high quality public transport facilities; ● create safe and secure layouts
which minimise conflicts between traffic and cyclists or pedestrians, avoiding street
clutter and where appropriate establishing home zones; ● incorporate facilimes for
charging plug-in and other ultra-low emission vehicles; and ● consider the needs of
people with disabilities by all modes of transport.
In addition to all the considerable legitimate and pressing problems cited by other
writers and attenders at public meetings who are also raising strong parallel
objections I would like this appeal to focus on the public safety disadvantages
associated with traffic flow along Wellington Street, Cavendish Road, Wolds Rise and
Rockside View. I moved to Bentley Close in Matlock in 1975, have lived at 45 Highfield
Drive and since 2000 have lived at 8 Rockside View and am therefore familiar with the
significant history of traffic congestion, risk assessments and various grassroots
campaigns about housing construction in this area.
I have been deeply impressed by the strength of public opposition to this plan from
multiple perspectives based upon many fascinating arguments. It is a clear “wake up
call” to those of all political persuasions who make decisions, as the complexity of
these problems will only become worse if this ill conceived plan progresses from a
very bad idea to a nightmare reality. If we are to believe that we live in a participatory
democracy then local officials really need to listen to the overwhelming voices
expressing outrage that DDDC has failed to hear and to react to informed opinion.
This story has the potential to run for years. It will not die down. As one eloquent
speaker at Highfields School warned: who will take responsibility when someone is
injured or killed in this congestion chaos? The situation is beyond belief with current
vehicle congestion and the long-term disruption with the building of 500 new homes
will only compound a dangerous pattern of excessive traffic flow.
It is most disappointing that housing plans are being considered to situate so many
new houses in an area that has been seriously disadvantaged for many years by a
chronic traffic problem that has not been adequately addressed and resolved. If local
residents were ever asked to explain how this problem evolved and why it has not
been sorted previously they would be at a loss for words and would undoubtedly
place the full responsibility on the DDDC for failing to prioritise a remedy long before
taking actions that will only multiply the inherent risks.
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The current new land use proposals cannot be evaluated without reference to the
historic social context facing local residents.
Ever since Rockside Hall was renovated the additional car parking on Cavendish Road
has effectively reduced that road to single lane traffic with occasional places
designated for cars to pull over. This approximates conditions found in very rural
places like Cornwall, the Lake District or parts of Scotland where the single lane
pattern is tolerated because so few cars actually meet and when they do a convenient
lay-by is available so cars can pass one another safely.
This is not a suitable arrangement in a built-up area that is already overwhelmed with
excessive vehicle congestion. The traffic problems on Cavendish Road are further
compounded by several other significant challenges whose impact has increased tidal
traffic flow over recent years:
•
On Wednesdays the bin lorries travel slowly up and down Cavendish Road
exaggerating the demands on drivers who have to wait for long periods for the traffic
to calm.
•
With more and more residents adopting a pattern of Internet shopping we
see more large delivery trucks negotiating these local roads. Buses would be another
example of large vehicles carefully navigating narrow lanes.
•
This is particularly noticeable with regular weekly home deliveries from food
stores.
•
On Saturday mornings a massive fleet of parents drive their children to and
from the football fields situated to the west of existing houses. If anyone ventures out
and finds themselves caught up in a lengthy traffic queue they are simply left
wondering when the local Authorities will be sorting this problem. Anyone watching
the predictable tailbacks of cars at the junction of Wolds Rise and Cavendish Road
would see that the traffic flow is chaotic at present and would become far worse with
a large home development project.
•
No one has satisfactorily described how emergency vehicles like ambulances,
large fire engines or police cars would be able to navigate quickly through these traffic
jams which would only be worse in bad weather conditions like a snowstorm.
•
No one seems to be able to comprehend why vocal representatives of the
emergency services are not conspicuously in the forefront of the opposition.
•
As conscientious rate paying residents we ought to be able to sit back
reassured that the DDDC staff are competently addressing these problems and
proposing workable solutions for us. Instead what is happening is that responsibility
appears to be shifting onto residents to find the evidence about risk assessment and
alternatives. Is it reasonable to expect local residents to find alternative sites or to
undertake the extensive research that is being sought?
•
The construction of 500 homes would entail a large number of heavy-duty
lorries entering and leaving these roads to make deliveries and the roads would
restricted for months when digging holes to allow for water, sewage, telephone, gas
and electricity installations. When snow falls as it does all of the above becomes even
more problematic. Local residents are already overly familiar with the A6 congestion
between Matlock and Darley Dale of late associated with relatively smaller building
works on a major road. Our local roads in the vicinity of the SHLAA 224 and SHLAA225
sites simply could not support such additional burdens of movement.
Many residents have given up all hope that a solution to the Saturday morning
excessive football traffic problem will be forthcoming. Now to find that new plans will
further exaggerate congestion on roads is very hard to contemplate. Patience is
running out, not everyone is socially skilled at taking turns and sharing the road and
one day someone will experience a serious car accident and possibly a fatality. The
elderly, those with disabilities and children would be particularly at risk. If and when
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that day arises probing questions will be asked about what led up to the excessive
road traffic despite evidence based arguments that the local roads could not sustain
absurdly greater vehicle movements. So the question must be asked again: who
precisely will bear that responsibility when all the indications were so readily available
to decision makers?
The current proposal does not incorporate sites that offer sensible housing solutions.
We suggest that the sites identified as SHLAA 224 and SHLAA225 should be omitted
from the current draft plan.

Michael Pomerantz
Objections to the draft housing plan in Matlock
This letter is written to raise serious objections to the draft local plan for multiple
house construction in Matlock on sites identified as SHLAA 224 and SHLAA225.
I would like to anchor this complaint to the National Planning Policy Framework
referring to the following text about promoting sustainable transport on page 10:
35. Plans should protect and exploit opportunities for the use of sustainable transport
modes for the movement of goods or people. Therefore, developments should be
located and designed where practical to ● accommodate the eﬃcient delivery of
goods and supplies; ● give priority to pedestrian and cycle movements, and have
access to high quality public transport facilities; ● create safe and secure layouts
which minimise conflicts between traffic and cyclists or pedestrians, avoiding street
clutter and where appropriate establishing home zones; ● incorporate facilimes for
charging plug-in and other ultra-low emission vehicles; and ● consider the needs of
people with disabilities by all modes of transport.
In addition to all the considerable legitimate and pressing problems cited by other
writers and attenders at public meetings who are also raising strong parallel
objections I would like this appeal to focus on the public safety disadvantages
associated with traffic flow along Wellington Street, Cavendish Road, Wolds Rise and
Rockside View. I moved to Bentley Close in Matlock in 1975, have lived at 45 Highfield
Drive and since 2000 have lived at 8 Rockside View and am therefore familiar with the
significant history of traffic congestion, risk assessments and various grassroots
campaigns about housing construction in this area.
I have been deeply impressed by the strength of public opposition to this plan from
multiple perspectives based upon many fascinating arguments. It is a clear “wake up
call” to those of all political persuasions who make decisions, as the complexity of
these problems will only become worse if this ill conceived plan progresses from a
very bad idea to a nightmare reality. If we are to believe that we live in a participatory
democracy then local officials really need to listen to the overwhelming voices
expressing outrage that DDDC has failed to hear and to react to informed opinion.
This story has the potential to run for years. It will not die down. As one eloquent
speaker at Highfields School warned: who will take responsibility when someone is
injured or killed in this congestion chaos? The situation is beyond belief with current
vehicle congestion and the long-term disruption with the building of 500 new homes
will only compound a dangerous pattern of excessive traffic flow.
It is most disappointing that housing plans are being considered to situate so many
new houses in an area that has been seriously disadvantaged for many years by a
chronic traffic problem that has not been adequately addressed and resolved. If local
residents were ever asked to explain how this problem evolved and why it has not
been sorted previously they would be at a loss for words and would undoubtedly
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place the full responsibility on the DDDC for failing to prioritise a remedy long before
taking actions that will only multiply the inherent risks.
The current new land use proposals cannot be evaluated without reference to the
historic social context facing local residents.
Ever since Rockside Hall was renovated the additional car parking on Cavendish Road
has effectively reduced that road to single lane traffic with occasional places
designated for cars to pull over. This approximates conditions found in very rural
places like Cornwall, the Lake District or parts of Scotland where the single lane
pattern is tolerated because so few cars actually meet and when they do a convenient
lay-by is available so cars can pass one another safely.
This is not a suitable arrangement in a built-up area that is already overwhelmed with
excessive vehicle congestion. The traffic problems on Cavendish Road are further
compounded by several other significant challenges whose impact has increased tidal
traffic flow over recent years:
•
On Wednesdays the bin lorries travel slowly up and down Cavendish Road
exaggerating the demands on drivers who have to wait for long periods for the traffic
to calm.
•
With more and more residents adopting a pattern of Internet shopping we
see more large delivery trucks negotiating these local roads. Buses would be another
example of large vehicles carefully navigating narrow lanes.
•
This is particularly noticeable with regular weekly home deliveries from food
stores.
•
On Saturday mornings a massive fleet of parents drive their children to and
from the football fields situated to the west of existing houses. If anyone ventures out
and finds themselves caught up in a lengthy traffic queue they are simply left
wondering when the local Authorities will be sorting this problem. Anyone watching
the predictable tailbacks of cars at the junction of Wolds Rise and Cavendish Road
would see that the traffic flow is chaotic at present and would become far worse with
a large home development project.
•
No one has satisfactorily described how emergency vehicles like ambulances,
large fire engines or police cars would be able to navigate quickly through these traffic
jams which would only be worse in bad weather conditions like a snowstorm.
•
No one seems to be able to comprehend why vocal representatives of the
emergency services are not conspicuously in the forefront of the opposition.
•
As conscientious rate paying residents we ought to be able to sit back
reassured that the DDDC staff are competently addressing these problems and
proposing workable solutions for us. Instead what is happening is that responsibility
appears to be shifting onto residents to find the evidence about risk assessment and
alternatives. Is it reasonable to expect local residents to find alternative sites or to
undertake the extensive research that is being sought?
•
The construction of 500 homes would entail a large number of heavy-duty
lorries entering and leaving these roads to make deliveries and the roads would
restricted for months when digging holes to allow for water, sewage, telephone, gas
and electricity installations. When snow falls as it does all of the above becomes even
more problematic. Local residents are already overly familiar with the A6 congestion
between Matlock and Darley Dale of late associated with relatively smaller building
works on a major road. Our local roads in the vicinity of the SHLAA 224 and SHLAA225
sites simply could not support such additional burdens of movement.
Many residents have given up all hope that a solution to the Saturday morning
excessive football traffic problem will be forthcoming. Now to find that new plans will
further exaggerate congestion on roads is very hard to contemplate. Patience is
running out, not everyone is socially skilled at taking turns and sharing the road and
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one day someone will experience a serious car accident and possibly a fatality. The
elderly, those with disabilities and children would be particularly at risk. If and when
that day arises probing questions will be asked about what led up to the excessive
road traffic despite evidence based arguments that the local roads could not sustain
absurdly greater vehicle movements. So the question must be asked again: who
precisely will bear that responsibility when all the indications were so readily available
to decision makers?
The current proposal does not incorporate sites that offer sensible housing solutions.
We suggest that the sites identified as SHLAA 224 and SHLAA225 should be omitted
from the current draft plan.
SUGGESTED CHANGE TO PLAN
I would recommend that this specific property be removed from the DDDC Housing
Plan. I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group.
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Legal
Compliant
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Representation
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Recommendation

No

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

5987/604

Donald Charles
Measham

DS4

Yes

REPRESENTATION
I support the statement that is being prepared and submitted separately by the Wolds
Action Group which opposes, as I and my family and neighbours do, Housing Land
Allocation - Land off Gritstone Road/Pinewood Road, Matlock DS4. Reasons:
1 Traffic at weekends (relating particularly to the sports activity on Cavendish Fields,
traffic often resembles that on London's North Circular - extremely dangerous,
particularly as the road is narrow (constricted severely at junction with Wellington
Street): is the compulsory purchase - in the interests of safety - of the minimal front
gardens of the properties on the S side envisaged?
2 An additiional point is the frequent flooding across Wellington Street (below the
reservoir) as it approaches Chesterfield Road.
3 You have selected an altogether dodgy site: an unexploded WW2shell was located
nearby two or three years ago.
SUGGESTED CHANGE TO PLAN
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No
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See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

3531/423

Sam sheldon

Ds4

No

REPRESENTATION
The highways implications of building this site are in my opinion impossible to be
acceptable in any form. There was a local plan advisory committee who rejected the
inclusion of this site. Only for this to be overturned at a latter council meeting. What
is the point of creating a LPA committee. The councillors meeting included votes from
councillors residing in the PDNP who will not be impacted by the development. It is
completely unacceptable.
SUGGESTED CHANGE TO PLAN
Remove ds4 and go for a lower housing target. 8.4% annual population growth rate is
wholly unsustainable and not realistic whatsoever! There needs to be better OAN
data on population growth and housing mix. Decisions are being made on duff data.
The PDNP either need to build more houses, or target number to be cut given 6,500
houses being built in the southern area of Derbyshire dales must give 20-30% growth
in houses in a 15 year period. This has no foundation.
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Legal
Compliant
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Compliant
with Duty to
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No

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6284/458

Catriona
Cummings

DS4

Yes

REPRESENTATION
I feel that the Derbyshire Dales Local plan is not Positively prepared because:
Site HC2 (u) Gritstone / Pinewood Rd appears to be “hand crafted” for
developers, including increasing its size by 10 hectares at the request of the
interested developer. No map of the revised boundary was released prior to the
meeting to decide whether it should be increased. How can decisions be made when
people have not seen the proposed changes?
The plan is unsound because the inclusion of this site is not sustainable or
viable.
The local plan does not include detail or reassurances about meeting future
infrastructure requirements. Given that Matlock already has huge issues with lack of
GP appointments, school places and road networks that are pushed to the limits
already, this seems like a dangerous oversight.
I feel that the Derbyshire Dales Local plan is not Justified because:
The Gritstone / Pinewood site was initially assessed as green - no flood risk.
This is untrue and the issues with standing water etc are openly acknowledged by
DCCC and they have only recently belatedly adjusted the site assessment to amber to
reflect this.
Why is the housing density on HC2(U) so high in comparison with other
brownfield sites including Halldale Quarry
Why other brown field sites that were put forward have not been included at
this stage. Instead they will be “windfall” (additional) sites that do not contribute
towards the required overall housing numbers and so do not reduce pressure on
greenfields. These include HC2(i) Land at Slinter Mining Ltd, Cromford Hill, 28
dwellings / HC2(j) Land at Bridge Garage, Darley Bridge 13 dwellings / HC2(z) Land at
Matlock Transport, Northwood Road, Northwood 14 dwellings. Also the Whitworth
Institute have offered land that has not been included.
In Feb 2015 Darley Dale town council came up with a proposed alternative to
the current site allocations – the creation of a New Garden Village. This would
alleviate the pressure on precious greenfields sites and congested Tier1 towns that
currently must bear the brunt of the majority of the development. A new garden
village would also allow for sensitive development complete with appropriate
supporting infrastructure. This idea was strongly supported by residents and Matlock
Town Council but dismissed with very little consideration.
I feel that the Derbyshire Dales Local plan is not Effective because:
We feel that the council has not effectively worked with its neighbours.
The Peak National Park means that almost 100% of the Derbyshire Dales
housing allocation must be fitted into just 50% of the district due to the restrictions
on building in the Peak District National Park. This is unfair and the district council
should be allowed to offer a reduced housing figure to reflect this situation.
I feel that the Derbyshire Dales Local plan is not Consistent with national policy
because:
Allocation of site HC2(u), and therefore the plan as a whole, is contrary to many
national NPPF policies as well as policies within the Derbyshire Dales Local Plan itself.
Namely development of the site will lead to:
•
Increased risk of flooding, contrary to policy POLICY PD8 – Flood risk
management and water quality
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The District Council has undertaken
extensive call for sites exercise and
within these no site of sufficient size
has been put forward that would
support the development of a new
garden village. Futhermore there was
no evidence that such a proposal
would have the relevant demand let
alone be a viable proposition for
commercial development to take
forward.

The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
retricting development in locations
such as National Parks taking account
of their statutory purposes- national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
preiod has been agreed with the Peak
District National Park at 400 units- the
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at national and subsequently
at a local level.
Given the above points, it is
recommended that no changes are
made to the allocation of Land at
Gritstone Road, Matlock.
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•
Increased traffic, congestion and road safety issues
•
Destruction of wildlife habitat contrary to policy POLICY PD3: Biodiversity
and the Natural Environment
•
Remoteness of site leading to increased need to rely on a car – the least
sustainable method of transport, this iscontrary to POLICY PD7: Climate Change and
POLICY HC19: Accessibility and Transport.
It is also contrary to The National Planning Policy Framework 2012 which says: “In
preparing Local Plans, local planning authorities should therefore support a pattern of
development which, where reasonable to do so, facilitates the use of sustainable
modes of transport.”p9 NPPF
•
Loss of 100% greenfield - this is contrary to policy POLICY PD5: Landscape
Character and POLICY PD6: Trees, Hedgerows and Woodlands.
It is also contrary to the NPPF which states “Loss of such habitat is contrary to the
Government's National Planning Policy Framework which states that the planning
system should: “Contribute to and enhance the natural and local environment by:
protecting and enhancing valued landscapes, geological conservation interests and
soils;
- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
SUGGESTED CHANGE TO PLAN
Remove the HC2(u) Gritstone / Pinewood Road site from off the local plan. Its
inclusion is contrary to many NPPF policies and indeed policies within DDDC’s own
proposed local plan. The plan is unsound because inclusion of this site is unsound,
unsustainable and unviable.
Clarify how the plan will guarantee to deliver the infrastructure needed to support the
next 17 years of development in a sustainable fashion.
Reinstate the brown field sites that have been previously excluded now that new
information has come forward and use them to contribute to the OAN total instead of
being used as windfall sites.
Ask central government to properly acknowledge the limitations placed on districts
that contain National Parks and set out a comprehensive way to deal with this unfair
anomaly.
Increase the housing density proposed for the allocated large brownfield sites
Look again at the New Garden Village proposal. This would alleviate the pressure on
precious greenfields sites and congested Tier1 towns that currently must bear the
brunt of the majority of the development. A new garden village would also allow for
sensitive development complete with appropriate supporting infrastructure. This idea
was strongly supported by residents but dismissed with very little consideration.
“I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group”
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No

No

SUPPORT

See Officer Comments in Respect of
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6237/420

Anne Fuller

DS4 land off
Gritstone
road/pinewoo
d road

No

REPRESENTATION
I support the technical argument being prepared by Wolds Action Group who have
researched the fundamentals of this project, specifically with regard to accessibility
and flooding. The roads around this area are already congested and the new small
access point is nowhere near adequate to support the extra traffic now never mind in
the future when already homes are usually supporting at least two or more cars per
family. The flooding around Moorfield has not been taken into serious consideration
and will surely on get worse with increased hard landscaping.
SUGGESTED CHANGE TO PLAN
I support use of the brownfield sites in preference to this greenfield site. I wonder
that the council really have the beauty of our area uppermost in this plan especially as
the tourist industry around Matlock is buzzing but it seems that it will not be
accessible with ease due to such congestion of traffic
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

6261/552

Kate Travis

DS4, HC2(U)

Yes

REPRESENTATION
Why does our site seem to be being pushed through even though it has been turned
down several times in previous years and was originally voted out earlier this year?
Why are the developers being allowed to dictate what they want, including increasing
the size of the building site? How can decisions be made by councillors/developers
without the public seeing the proposed changes? Matlock already has huge problems
with traffic, doctors and schools (particularly primary). Are there plans to build new
doctors surgeries and schools to cope with the increase in people? I want to know my
daughter is going to be able to attend a primary school of my choice when she is old
enough. How will the roads around Cavendish cope with the increase in traffic? It is
already a nightmare getting on and off the Cavendish estate and all roads into
Matlock seem to have constant problem with traffic. I have noticed in recent years
how much longer it takes to get into town on the way to work and back. Policy PD2 Protecting the historic environment. I totally agree with this but this building plan
would be contrary to this policy. There is an historic aqueduct running under the site
and also has several natural springs which is why Matlock became a spa town. I
would also like to know what would happen if the aqueduct became damaged during
building work? Is there any chance of damaging our properties in any way at all?
Policy PD3 - Biodiversity and the natural environment DDDC will seek to protect,
manage and where possible enhance biodiversity and geological resources of the plan
area and surroundings by ensuring that the development proposals will not result in
any harm. This development would destroy 100% greenfield and destroy a wide
variety of wildlife in the area. Why are brown field sites not being looked into more
strongly?
SUGGESTED CHANGE TO PLAN
I would like to see what the council are planning to do about:
-Traffic and unsuitable roads in the area
- Doctors surgeries - are they building more
- Primary schools - are they building more
What are the doing about the aqueduct running underneath the site? I would like to
reassured there is going to be no damage to my property if building work ever began.
Eg - if aqueduct damage there is no chance it could flood my property.
What are they going to do about the wildlife in the area. Are they just going to carry
on regardless?
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

6262/608

david sargent

DS4

Yes

REPRESENTATION
There is brown belt land that should be built on first in halldale quarry, also it is
irresponsible to build on natural soak away land and will cause flooding to
Amberdene, the traffic on wellington st and Cavendish rd will devalue all the other
property's in the area and cause massive upset and regular queuing
SUGGESTED CHANGE TO PLAN
You have a legal obligation to build on brown belt land before destroying greenbelt
land, build in the old quarries before ruining the beautiful countryside
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

3005/692

Stephen John
Hopkinson

Policy HC19

Yes

REPRESENTATION
With regards to site Policy DS4 the road infrastructure is not capable of supporting
the anticipated increased volume of cars and the roads are certainly not wide enough
to support public transport which in itself is sporadic at best. The junctions to the
main Chesterfield Road are not adequate and it is often difficult to access the main
road especially at peak times and increased volume of cars would only worsen the
situation.
Also because the site is above the snow line this is the first to be cut off in winter and
therefore residents of any age who do not have a car would be effectively cut off. This
would especially effect older people because of the severe gradient of the hills to they
would not be able to get from the amenities to the site on foot.
SUGGESTED CHANGE TO PLAN
To make the policy sound remove the Gritstone/Pinewood Road site from the Local
plan
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

5982/181

James Johnson

DS4

No

REPRESENTATION
The plan fails the test for legality as an adequate Sustainability Appraisal Report (SAR)
is not available. A SAR has been published but it is not adequate as it states (section
4.13) "National policies aim to focus personal travel on more sustainable modes –
walking, cycling and public transport – and a reduction in car use. Similarly, policies on
freight aim to reduce levels of movement and make better use of rail and water.
Failing to achieve these aims would weaken the potential sustainability of
residential and other development and settlements structures overall".
The SAR concedes that " 'Transport Evidence Base' (AECOM for Derbyshire County
Council and Derbyshire Dales District Council, June 2016), identifies that the allocation
sites in Matlock and Ashbourne may result in an increase in traffic". But this is not
adequate. The sites allocated for Matlock will result in increased traffic and the road
network is already saturated and operating beyond capacity with no mitigation
possible.
The SAR is not adequate because it has not addressed the sustainability of the
proposed sites and, therefore, fails the legality test.
SUGGESTED CHANGE TO PLAN
The development DS4 (Gritstone/Pinewood Road site should be removed from the
local plan as it is not a sustainable site: it is remote from facilities and services, can
only be approached by narrow lanes and up steep slopes. Keeping DS4 in the local
plan renders the whole plan unsound.
This site is completely unsuitable for development for the following reasons:
1.
It regularly floods and the development will exacerbate this problem. At the
last meeting a revision to the site was outlined to set aside almost 40% of the land "to
enable necessary drainage infrastructure and open space". This is not a suitable use of
precious green fields and confirms the problems with the site.
2.
The "Your Local Plan" (Your_Local_Plan_publication_November_2015.pdf)
confirms that Derbyshire Dales has an aging demographic and has an expected
increase in the over 60 age group of more than 9,800 people and a reduction in the
population of younger people. Therefore, any development must be with this
demographic in mind. The Gritstone Road/Pinewood Road site elevated and is
accessed by a very steep hill (considered "challenging" by professional cyclists) and
narrow roads. It is completely unsuitable and unsustainable for any age group let
alone the elderly.
3.
Given the anticipated reduction in working age people and the increase in
the non-working population, why is it necessary to set aside so much land for
"employment opportunities" on the brown field sites? Surely it would be better to
increase the housing allocations in these areas?
4.
This site is "green field". Destruction of our natural environment should be a
last resort but it seems that developers are already queuing up to develop the site.
Surely the local plan should be about protecting the environment until all available
brown field sites, such as redundant quarries, have been developed. I fear that the
opposite will be true.
5.
The Transport Evidence Base states that "the planning applications for
each site should be designed to show good connection to the existing centre by
walking / cycling routes" - this is clearly not the case for the Gritstone Road/Pinewood
Road site. The Transport Evidence Base also confirms that the Matlock junctions are
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already at capacity and the developments will make the situation much worse. The
additional summer traffic will lead to gridlock (as has already happened when the
Chesterfield Road/Wellington Street junction is restricted by road works). It also
suggests to re-examine the potential to re-open the railway line through to Buxton as
a potential mitigation - will the developers and Council commit to funding this?
Building on green field sites is viewed as a last resort by both the NPPF and Derbyshire
Dales planning policies and yet the developments seem to be in preference to brown
field sites - and there are a lot of these in Matlock (the redundant quarries). The
Gritstone Road/Pinewood Road green field sites near Matlock are not sustainable as
they are a distance from the town centre and do not offer access for pedestrians or
cyclists. The increase in population is due to an aging demographic: it is not
sustainable to expect elderly residents to move to homes above the snow line when
the quarries offer a level access to the town's facilities. The new developments will
encourage the use of unsustainable travel modes resulting in increased congestion
and pollution in the town centre.
It seems to me that the Local Plan is being rushed through before all the facts have
been fully explored – such as a new village to the south of the region, consideration of
the “Peak Park Effect” and implications of Brexit on local populations. There is an
excellent opportunity now to develop the brown field sites (including the clean-up of
any contaminated land) for the benefit of the town, the Derbyshire Dales and for
future generations rather than setting a precedent for development of green field
sites that will almost certainly be built-on first. How can the Local Plan safe-guard
green field sites and ensure that brown field sites are developed first?
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

926/676

Mrs Julie
Hartley

DS4 paragraph
8.15

No

REPRESENTATION
I do not believe the plan for 430 dwellings (DS4) to be sustainable for the reasons
below
(1) Policy S8 states the infrastructure should be adequate. This is clearly not the case
as there are no plans for amenities such as doctors
surgeries/shops/nurseries/roads/schools. The land is elevated with a huge hill to
climb. This means more people will use their cars which creates pollution (see pd9)
and increases the pressure on the service roads. Cavendish road as the main access
road is not adequate now and traffic will increase inevitably.
(2) PD9- Pollution control/unstable land. The land is unsuitable on both counts.
Increased traffic means more pollution. The land contains many underground springs
and the soil is clay. This means it is subject to flooding. Bentley Brook cuts straight
across the land.
(3) Ecology-There are many unusual trees on the site (Scots Pine)
SUGGESTED CHANGE TO PLAN
1) I believe 430 dwellings to be too many for the site. 40/50 at the top of Gritstone
Road and off Pinewood Road would be better and more fitting for the access systems
(i.e roads) and environment (pollution).
2) Increasing the number of houses in Hall Dale Quarry as the A6 corridor is more
sustainable.
3) More brownfield sites e.g Slinter Mining/Matlock transport site at Darley Dale
should be included on the Local Plan
4) Land such as the Permanite works West of Cawdor Quarry and the RBS site could
be developed as they are eyesores now. This would not affect the environment.
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926/670

Mr Chris Hartley

DS4 paragraph
8.15

No

REPRESENTATION
I do not believe that the Plan to build 430 houses (DS4) on land behind Gritstone Road
and Cavendish Road, Matlock to be sustainable for the following reasons.
1)Policy S8 states that the infrastructure for such projects should be adequate. There
are no plans for fundamental amenities-doctors surgeries, shops, nurseries, schools
before you discuss uses around access and transport. The land is elevated and a mile
from the centre of Matlock which will inevitably necessitate more car use and
therefore pollution (see pd9) and increased usage of service roads. How can any plan
include Cavendish Road and Gritstone Road being the main access points?
(2) PD9- Pollution control/unstable land. The land is unsuitable on both counts. cars
and pollution are inextricably linked. The soil is heavy clay, there are many springs
which means there is regular flooding including for most of the winter in my garden.
SUGGESTED CHANGE TO PLAN
1. 430 homes in the area is far too many for the site based on access issues and the
lack of facilities in Matlock.
2. Halldale Quarry and other brownfield sites should be used first. This is 'easy' land
for a developer. There's money available for work to 'clean sites'. This is unacceptable
use of a very beautiful greenfield site.
3. Slinter Mining/ Matlock transport site are brownfield sites available for housing.
4. Permanite Works West and Cawdor Quarry and the RBS sites are all also potential
areas
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6249/451

Jaimi Simpson

DS4

Yes

REPRESENTATION
I feel that the Derbyshire Dales Local plan is not Positively prepared because:
Site HC2 (u) Gritstone / Pinewood Rd appears to be “hand crafted” for
developers, including increasing its size by 10 hectares at the request of the
interested developer. No map of the revised boundary was released prior to the
meeting to decide whether it should be increased. How can decisions be made when
people have not seen the proposed changes?
The plan is unsound because the inclusion of this site is not sustainable or
viable.
The local plan does not include detail or reassurances about meeting future
infrastructure requirements. Given that Matlock already has huge issues with lack of
GP appointments, school places and road networks that are pushed to the limits
already, this seems like a dangerous oversight.
I feel that the Derbyshire Dales Local plan is not Justified because:
The Gritstone / Pinewood site was initially assessed as green - no flood risk.
This is untrue and the issues with standing water etc are openly acknowledged by
DCCC and they have only recently belatedly adjusted the site assessment to amber to
reflect this.
Why is the housing density on HC2(U) so high in comparison with other
brownfield sites including Halldale Quarry
Why other brown field sites that were put forward have not been included at
this stage. Instead they will be “windfall” (additional) sites that do not contribute
towards the required overall housing numbers and so do not reduce pressure on
greenfields. These include HC2(i) Land at Slinter Mining Ltd, Cromford Hill, 28
dwellings / HC2(j) Land at Bridge Garage, Darley Bridge 13 dwellings / HC2(z) Land at
Matlock Transport, Northwood Road, Northwood 14 dwellings. Also the Whitworth
Institute have offered land that has not been included.
In Feb 2015 Darley Dale town council came up with a proposed alternative to
the current site allocations – the creation of a New Garden Village. This would
alleviate the pressure on precious greenfields sites and congested Tier1 towns that
currently must bear the brunt of the majority of the development. A new garden
village would also allow for sensitive development complete with appropriate
supporting infrastructure. This idea was strongly supported by residents and Matlock
Town Council but dismissed with very little consideration.
I feel that the Derbyshire Dales Local plan is not Effective because:
We feel that the council has not effectively worked with its neighbours.
The Peak National Park means that almost 100% of the Derbyshire Dales
housing allocation must be fitted into just 50% of the district due to the restrictions
on building in the Peak District National Park. This is unfair and the district council
should be allowed to offer a reduced housing figure to reflect this situation.
I feel that the Derbyshire Dales Local plan is not Consistent with national policy
because:
Allocation of site HC2(u), and therefore the plan as a whole, is contrary to many
national NPPF policies as well as policies within the Derbyshire Dales Local Plan itself.
Namely development of the site will lead to:
•
Increased risk of flooding, contrary to policy POLICY PD8 – Flood risk
management and water quality
911

The District Council has undertaken
extensive call for sites exercise and
within these no site of sufficient size
has been put forward that would
support the development of a new
garden village. Futhermore there was
no evidence that such a proposal
would have the relevant demand let
alone be a viable proposition for
commercial development to take
forward.
The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
retricting development in locations
such as National Parks taking account
of their statutory purposes- national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
preiod has been agreed with the Peak
District National Park at 400 units- the
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at national and subsequently
at a local level.
Given the above points, it is
recommended that no changes are
made to the allocation of Land at
Gritstone Road, Matlock.
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•
Increased traffic, congestion and road safety issues
•
Destruction of wildlife habitat contrary to policy POLICY PD3: Biodiversity
and the Natural Environment
•
Remoteness of site leading to increased need to rely on a car – the least
sustainable method of transport, this iscontrary to POLICY PD7: Climate Change and
POLICY HC19: Accessibility and Transport.
It is also contrary to The National Planning Policy Framework 2012 which says: “In
preparing Local Plans, local planning authorities should therefore support a pattern of
development which, where reasonable to do so, facilitates the use of sustainable
modes of transport.”p9 NPPF
•
Loss of 100% greenfield - this is contrary to policy POLICY PD5: Landscape
Character and POLICY PD6: Trees, Hedgerows and Woodlands.
It is also contrary to the NPPF which states “Loss of such habitat is contrary to the
Government's National Planning Policy Framework which states that the planning
system should: “Contribute to and enhance the natural and local environment by:
protecting and enhancing valued landscapes, geological conservation interests and
soils;
- recognising the wider benefits of ecosystem services;
- minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures.” P26/27 NPPF
SUGGESTED CHANGE TO PLAN
Remove the HC2(u) Gritstone / Pinewood Road site from off the local plan. Its
inclusion is contrary to many NPPF policies and indeed policies within DDDC’s own
proposed local plan. The plan is unsound because inclusion of this site is unsound,
unsustainable and unviable.
Clarify how the plan will guarantee to deliver the infrastructure needed to support the
next 17 years of development in a sustainable fashion.
Reinstate the brown field sites that have been previously excluded now that new
information has come forward and use them to contribute to the OAN total instead of
being used as windfall sites.
Ask central government to properly acknowledge the limitations placed on districts
that contain National Parks and set out a comprehensive way to deal with this unfair
anomaly.
Increase the housing density proposed for the allocated large brownfield sites
Look again at the New Garden Village proposal. This would alleviate the pressure on
precious greenfields sites and congested Tier1 towns that currently must bear the
brunt of the majority of the development. A new garden village would also allow for
sensitive development complete with appropriate supporting infrastructure. This idea
was strongly supported by residents but dismissed with very little consideration.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

465/404

Mrs Jenny
Powell

8.13,
8.14,8.15

No

REPRESENTATION
I have seen little evidence of other local/adjacent authorities being consulted in
regard to this plan. The sustainability appraisal report seems to have been ignore in
relation to DS4.
Not positively prepared because the site has been put forward to suit developers
rather than local need. The site area has been increased at a late stage without that
information being available prior to the final consultations. The local plan cannot be
sound if it is dependent on this single site. The site is not sustainable or viable. There
are no satisfactory infrastructure details or reassurances.
Not justified because the flooding risks and watercourse problems have not been
satisfactorily dealt with. Also why are the housing densities here so much higher than
elsewhere in the same area? Also, why have other sites, particularly brownfield sites,
which were put forward not been included in the plan? Also, another site close by
will have no social housing as it is "too far from town" but this site is judged not to
be? The option for a "new village" has been consistently not considered seriously.
Not effective because I do not think DDDC has worked effectively with its neighbours.
There is little evidence of combining resources to get a better outcome. The Peak
Park effect means that DDDC housing must be squeezed into just 50% of the district
due to Peak Park building restrictions. This is patently unfair.
Not consistent with National Policy for many reasons which are noted separately.
Policy PD2 - Support this policy but consider DS4 would not comply with it.
Policy PD3 - support this policy but again consider DS4 would not comply with it.
Policy PD5 - support this policy but consider DS4 would not comply with it.
Policy PD6 - support this policy but consider DS4 would not comply with it.
Policy PD7 - support this policy but DS4 would not comply with it.
Policy PD8 - support this policy but DS4 may not comply with it.
Policy PD9 - support this policy but DS4 is 100% Greenfield.
Policy HC14 - support this policy but DS4 is clearly contrary to this policy.
Policy HC19 - support this policy and DS4 is clearly contrary to it.
DS 4 Development adjacent to Pinewood/Gritstone Road
As a Matlock resident for over 30 years, I am astounded that this area has been
included in the Local Plan simply because building on green fields is such an easy
option and the planners lacked the foresight or ability for a Plan B.
Cavendish Road is a giant cul de sac with traffic being funnelled into a single lane in
many places due to residents parking. Will you pass regulations to prevent their
ownership of cars?
County Offices employees cars also result in the availability of only a single lane. Will
you legislate that these are only parked in the County Offices car park.
If highways objected to his proposed development some years ago on the grounds of
poor vehicular access, why is it now safe?
I frequently use the bus which often has huge problems getting on to/off the state
because of parked vehicles. Are buses going to be slimmer in the future?
Please come to visit this site when football matches are held on the playing fields.
Then consider whether you feel it is reasonable that a journey of less than a mile into
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Matlock, should take 45 minutes. The junctions are completely blocked.
Recent experiences have shown that emergency services can not always access the
area. Can you guarantee that an air ambulance will be available for all residents if
required?
Are you also going air lift on to the fields, the construction vehicles required to build
the houses or will only shovels and wheelbarrows be used?
This site is totally unsuitable as the access road is narrow, always full of parked cars
making it totally unsafe and dangerous.
SUGGESTED CHANGE TO PLAN
To be positively prepared - Remove the highly contentious Gritstone/Pinewood road
site from the local plan. Its inclusion is contrary to many national Policies and to
policies in this local plan.
Clarify how the plan will try to deliver the infrastructure needed to support
development within the plan in a sustainable way.
To be justified include the previous sites not previously included. Increase the
housing density on the brownfield sites. Look seriously at a "New Village" as a
positive solution. Increase new housing in the lower tier areas.
To be effective adjust the requirement to allow for the Peak Park effect. Join with
surrounding Districts/Borough and look at joint plans.
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

3363/390

Mrs Sally
Scargill

pd8

Yes

REPRESENTATION
The policy PD8 states 'it will not cause or worsen flooding on the site or elsewhere,
and will reduce flood risk elsewhere where possible'. Site DS4 was assessed as being
of no flood risk. This is not true and the issues of flooding are well documented and
acknowledged by DDDC, however, they have never adjusted the initial site
assessment to reflect this. Was a sequential flooding test carried out as stated by the
NPPF (paragraph 101) before allocation of site?
I also support the technical statement that is being prepared and submitted by the
Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Remove site DS4 from the Local Plan. Its inclusion is contrary to many NPPF policies
and the policies within DDDC own proposed local plan. The plan is unsound because
inclusion of this site is unsound, unsustainable and unviable. Revisit Brownfield sites.
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

5986/758

Lynn Hines

DS4, HC2(u)

No

REPRESENTATION
1.
Using the guide lines and legislation laid down in the National Planning Policy
Framework dated March 2012 my objections are based on the on the following
grounds:
2.
Core Planning Principles para 17 point 5
“take account of the different roles and character of different areas, promoting the
vitality of our urban areas, protecting the green belts around them, recognising the
intrinsic character and beauty of the countryside and supporting thriving rural
communities within it”.
Obj - The sites off Pinewood Road and Gritstone Road have diverse wildlife and
birdlife in abundance. This will be lost with the development of these sites. Matlock
is a unique jewel within Derbyshire and draws in visitors for its character, beauty,
walks and unspoilt surrounding areas.
3.
Core Planning Principles para 17 point 6
“support the transition to a low carbon future in a changing climate, taking full
account of flood risk and coastal change and encourage the reuse of existing
resources, including conversion of existing buildings and encourage the use of
renewable resources (for example, by the development of renewable energy”.
Obj - An additional 430 households will greatly increase the carbon footprint in the
demand for heating, water, street lighting etc.
The fields above Matlock are the town’s “sponge” and they greatly reduce the
amount of rain and snow melt running off into the town below. The development of
these sites and the subsequent reduction in area able to soak up the rain fall and
snow will impact upon the current drainage system that channels water from the
surrounding hills and springs down Bank Road into the Derwent. The saturated state
of the playing fields and fields within the two proposed areas throughout this winter
is proof that the water table was at its limit above the town.
There are no existing resources in either area or a renewable energy source.
4.
Core Planning Principles para 17 point 7
“contribute to conserving and enhancing the natural environment and reducing
pollution”.
The extra vehicles, on average 2 per household, in the area will in no doubt damage
the surrounding environment and air quality in the Matlock valley.
Waste disposal and collection will come at a cost to not only the tax payer but at a
cost to the environment and wildlife. The necessary increase in public transport will
also impact upon the level of pollution.
5.
Core Planning Principles para 17 point 8
“encourage the effective use of land by reusing land that has been previously
developed (brownfield land), provided that it is not of high environmental value”
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Question 1
Although there is no appetite for companies to increase their costs and time to “clean
up” and prepare developed land for housing what alternatives on existing developed
land have been investigated and put forward?
6.
Promoting sustainable transport para 30
“Encouragement should be given to solutions which support reductions in
greenhouse gas emissions and reduce congestion”.
Current access into Cavendish Road from Wellington Road is poor and constantly
congested due to residents parking, council workers and the size of buses and
commercial vehicles. Access onto Wolds Rise from Cavendish Road is poor and
inaccessible for vehicles of 40ft. The capacity of roads leading through Wolds Rise is
limiting. There is an increase in traffic when the playing fields are in use.
7.
Promoting sustainable transport para 34
“Plans and decisions should ensure developments that generate significant
movement are located where the need to travel will be minimised and the use of
sustainable transport modes can be maximised”.
All residents in these areas will have to use road transport, private or public, to visit
the town centre or Chesterfield other areas. There are no other public transport
options; therefore there is no minimising of the need to travel or maximisation of
sustainable transport.
8.
Promoting Sustainable transport para 36
“All developments which generate significant amounts of movement should be
required to provide a Travel Plan”.
Question 2
What is the travel plan for the development of any of areas in the proposed plan. It
must cover safe layouts, accommodate the efficient delivery of goods and supplies,
provide access to high quality public transport facilities and consider the needs of
people with disabilities by all modes of transport.
9.
Promoting sustainable transport para 37
“Planning policy should aim for a balance of land uses within their area so that people
can be encouraged to minimise journey lengths for employment, shopping, leisure,
education and other activities”.
Obj - Matlock will not employ or be able to educate the additional 1000+ residents
that will come to live in these areas; therefore all residents will be travelling greater
distances to their place of work or school.
10.
Promoting sustainable transport para 38
“Where practical particularly within large scale developments, key facilities such as
primary schools and local shops should be located within walking distance of most
properties.
Question 3
What facilities will the residents within these areas have? None of the above facilities
listed are within walking distance of either proposed area.
11.
Promoting sustainable transport para 40
“Local authorities should seek to improve the quality of parking in town centres”.
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Question 4
What will be the plan for the additional circa 1000 vehicles needing to park within the
town centre? The current parking situation in Matlock does not have the capacity to
accommodate an additional 1000 vehicles.
12.
Promoting sustainable transport para 50 points 1-3
Question 5
What is the future demographic need for the Matlock area? Affordable housing will
result in the increase in demand for schools. Provision must be in place locally to
provide medical emergency services and routine covering all aspects of care for all
generations and needs. The current developments along the A6, St Elphin’s Park and
housing developments will already place a strain on existing facilities.
SUGGESTED CHANGE TO PLAN
I do not believe Matlock has the required infrastructure, environmental or geographic
capacity to sustain or accommodate the current plan, therefore cannot be reworded
to make it legal or compliant. However, I do believe that should the developers be
made to look at the derelict brown sites along the A6 and in Lumsdale and guarantee
the majority of housing will cater for the often quoted increase in the elderly
population of Matlock, ie sheltered and warden controlled communities, then the
plan would be compliant and subsequently more palatable.
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Officer Comment

Recommendation

No

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

3363/394

Mrs Sally
Scargill

pd3

Yes

REPRESENTATION
I support the policy to seek to protect, manage and where possible enhance the
biodiversity of the local plan. However policy DS4 land off Gritstone/Pinewood Road
would be contrary to this policy. Development of this site would destroy 100%
greenfield and the habitat for a wide variety of wildlife, some of which are protected
or species in decline.
The NPPF states that the planning system should contribute and enhance the natural
environment by protecting valued landscapes.
I also support the technical statement that is being prepared and submitted by the
Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Revisit Brownfield sites that have been excluded and use them to contribute towards
the overall housing numbers.
Remove DS4 from the local plan. Its inclusion is contrary to many NPPF policies and
policies with DDDC's own proposed local plan.
The plan is unsound because inclusion of this site is unsuitable and unviable.
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No

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6191/771

Andrew
Kernaghan

8.13 8.15/DS4

No

REPRESENTATION
I feel the inclusion of this site does not meet a number of conditions of the NPPF:
Section 1 "plans and decisions need to take local circumstances into account"
Section 32 of the NPPF states tha"planning policies need to ensure safe and
suitable access to the site can be achieved for all people" .
Section 55 of the NPPF in that it will no"enhance or maintain the vitality of
our rural community" .
Section 100 of the NPPF states that inappropriate development in areas at
risk of flooding should be avoided.
I do not think the inclusion of this site is protecting our green belt land as
required in para 79 of the NPPF
I consider this site to be unsustainable for a number of reasons. This site will not
mean better lives for our future generations and is certainly not making a change for
the better for the people of Matlock.
My comments in relation to this site are shown below and I feel that the inclusion of
this site has not taken into account various sections NPPF, the first one being section
10 “plans and decisions need to take local circumstances into account”
Access on and off is already of great concern to local residents living on Cavendish
Park. The local bus services struggles daily with access issues, the roads are narrow
and very tight in places. At weekend when the football matches are being held on the
playing fields it can take up to 20 minutes to get on or off the estate. The roads will
simply not cope with the traffic associated with an additional 430 dwellings. The key
roads affected are from Pinewood Road are: High Ridge, Hurker Avenue, Wolds Rise,
Bent Lane and Cavendish Road, adjoining Wellington Street. I urge the Inspector
looking at the plan to look into this as a serious issue.
Road safety for children and the elderly is a major worry; additional traffic would pose
a significant risk. Many elderly residents use the local bus service and parent/children
walk daily to and from the local schools along Cavendish Road onto Wellington Street.
Additional traffic on this junction for traffic getting in and out of the estate and
moving around generally would put residents at risk. The associated other vehicles i.e.
“home delivery” that would arrive with any development also needs to be taken into
consideration.
Access for emergency services is already a concern. I was recently “parked” on the
junction of Wolds Rise/Cavendish Road for half an hour whilst the fire service
attended to a property at the top of Rockside Steps. The road was effectively closed
whilst they attended to the issue.
The alternative access proposed from Gritstone Road raises all the same concerns as
traffic will then be increased on Chesterfield Road, again putting residents at risk and
bringing chaos to our local road networks.
Section 32 of the NPPF states that “planning policies need to ensure safe and suitable
access to the site can be achieved for all people”. This will be extremely difficult to
achieve for this site.
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Environmental issues
I feel this site has not taken into account section 55 of the NPPF in that it will not
enhance or maintain the vitality of our rural community.
Whilst I note the plan makes reference to a flood risk assessment I feel that you
should be aware of how bad things really are at the top of High Ridge which backs
directly onto the site.
The field behind our property has flooded on numerous occasions in heavy rain, and
has in turn flooded into our garages and conservatory’s. Unfortunately I do not have
any photographic evidence of this. Our back gardens are damp and the land boggy.
Section 100 of the NPPF states that inappropriate development in areas at risk of
flooding should be avoided.
To build any higher is not suitable and in winter months it will not be a comfortable
place to live. Has any assessment actually taken place on how much colder it is at the
top of Matlock or where the snow line is? Or the wind factor? It really is different
world to lower down the hill and this really must be taken into consideration. It is
certainly not a place to live for the faint hearted and unless you live here you won’t
appreciate that.
In addition to all of this I also understand that the main water supply from Lady Bower
reservoir also runs under this site.
Natural habitat
Not only is this site not suitable due to access and flooding it is also a place of natural
beauty and habitat.
Foxes, badgers are regularly seen and we have had hedgehogs on our driveway.
Unfortunately I do not have any photographic evidence to substantiate this.
I do not think the inclusion of this site is protecting our green belt land as required in
para 79 of the NPPF
I attended the public meeting and I know you appreciate this site is far from ideal. It
does worry immensely that the Derbyshire Dales District Council has failed to take
into account the views of many local people along with the whole of the Matlock
Town Council that do not support the inclusion of this site. Indeed members of the
advisory planning committee also voted in favour for its removal but it was
overturned by the full committee.
I sincerely hope the Inspector looking at these sites appreciates the level of concern
over the number of houses the Derbyshire Dales District Council have been asked to
provide. The allocation for the whole of the area has to be fitted into 50% of the
space available due to the Peak Planning effect. The numbers should be reduced
accordingly.
SUGGESTED CHANGE TO PLAN
Text for revised rewording:
Site HC2 (U) Land off Gritstone Road/Pinewood Road, Matlock to be removed from
the site allocations as the site is unsustainable.
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No

SUPPORT
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

5016/397

Mr Alan
Thompson

DS 4

Yes

REPRESENTATION
100% Greenfield site, not using available brown field sites. Restricted access from the
site, 430 houses means up to 600 extra cars onto the main Matlock/Chesterfield
Road. Survey of the main road shows 1000 cars per hour using the exit road at peak
times. Up to 1000 school children at risk crossing this exit road. We support the
Technical Statement submitted by The Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Look again at sites that have been rejected.
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

3906/398

Mr Alan Hoole
& Ms Elizabeth
Walker

DS 4

No

REPRESENTATION
This plan to build 430 houses on this green field site cannot and should not be
allowed to happen. Our reasons for this are as follows:- The loss of this beautiful
countryside, flooding, traffic, pollution. If this project goes ahead it will destroy the
whole of Matlock. No one will protect what they don't care about and no one will
care about what they have never experienced.
SUGGESTED CHANGE TO PLAN
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

605/399

Mr Michael
Lester
Retired

DS 4

Yes

REPRESENTATION
We feel they have not gone into enough depth
Traffic - Cavendish Road, Pinewood Rd., Wolds Rise will be gridlocked
Wildlife - Greenfields taken away
Flooding - Severe
Transport - Cars and buses should not go past Wolds Rise
Elderly - Weather too cold at the top of the field in winter.
buses - not frequent
Weather - severe in winter roads may not be cleared
under ground - to much going off to even consider building.
SUGGESTED CHANGE TO PLAN
A lot more sites to be considered in Matlock Darley Dale, particularly brownfield sites,
before building on something that is not sound ground to be built on also too far out
of town
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

6233/388

Mrs Helen
Sutcliffe

DS 4

Yes

REPRESENTATION
The local plan is unsound for the following reasons; unsustainability because of the
elevation distance and height from any community facilities and services. Private
transport would have to be used out of necessity 2. The Impact on already
overcrowded local roads, pollution associated health problems, danger to pedestrians
etc. Plus emergency services access. 3. Flooding on site is well documented and
would increase. 4. The impact of stretched local amenities. 5. The quality of life for
existing residents. 6. Impact on Matlock as a whole, this would adversely change
the town forever. This scheme is ill conceived and shows appalling lack of regard for
existing residents and our common sense objections.
Why the plan fails - It uses Greenfield sites not brownfield I don't agree that we need
to preserve the A6 corridor separating Darley Dale and Matlock. Remove our site
Wolds Rise/Gritstone and reinstate brownfield sites that have been removed. This
plan is inconsistent with national policy. Removed sites could be reinstate eg. Slinter
mining, Darley Dale and Waters Garage, Darley Bride. Consider the garden village
aspect/project suggested. We are appealing for common sense not ease and
convenience of developers. Listen to the residents.
SUGGESTED CHANGE TO PLAN
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6202/734

Suzanne
Gladwin

DS4

No

REPRESENTATION
I believe the plan to be unsound as it places an unfair burden on Matlock and
surrounds and is Flawed in its assumptions of population growth. The councils own
report said that the only demographic on the rise was those over 60- the new houses
do not reflect this and will thus attract commuters. I also believe undue influence has
been exerted by the developer William Davis who emailed every counsellor to canvas
support for the site at Gritstone road AFTER it had been removed from the plan by
the planning committee. The site itself has flooding, access, traffic, geology , and
remoteness of the site. The council expect people in the new houses will use public
transport - there are no shops closer than Matlock town center, people will have to
use their cars, but the council are ignoring their own reports which show increases in
traffic in the order of 70%. I also support the technical statement being prepared and
submitted separately by the wolds action group.
SUGGESTED CHANGE TO PLAN
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No
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

5982/180

Lisa Johnson

DS4

No

REPRESENTATION
The plan fails the test for legality as an adequate Sustainability Appraisal Report (SAR)
is not available. A SAR has been published but it is not adequate as it states (section
4.13) "National policies aim to focus personal travel on more sustainable modes –
walking, cycling and public transport – and a reduction in car use. Similarly, policies on
freight aim to reduce levels of movement and make better use of rail and water.
Failing to achieve these aims would weaken the potential sustainability of
residential and other development and settlements structures overall".
The SAR concedes that " 'Transport Evidence Base' (AECOM for Derbyshire County
Council and Derbyshire Dales District Council, June 2016), identifies that the allocation
sites in Matlock and Ashbourne may result in an increase in traffic". But this is not
adequate. The sites allocated for Matlock will result in increased traffic and the road
network is already saturated and operating beyond capacity with no mitigation
possible.
The SAR is not adequate because it has not addressed the sustainability of the
proposed sites and, therefore, fails the legality test.
SUGGESTED CHANGE TO PLAN
The development DS4 (Gritstone/Pinewood Road site should be removed from the
local plan as it is not a sustainable site: it is remote from facilities and services, can
only be approached by narrow lanes and up steep slopes.
This site is completely unsuitable for development for the following reasons:
1.
It regularly floods and the development will exacerbate this problem. At the
last meeting a revision to the site was outlined to set aside almost 40% of the land "to
enable necessary drainage infrastructure and open space". This is not a suitable use of
precious green fields and confirms the problems with the site.
2.
The "Your Local Plan" (Your_Local_Plan_publication_November_2015.pdf)
confirms that Derbyshire Dales has an aging demographic and has an expected
increase in the over 60 age group of more than 9,800 people and a reduction in the
population of younger people. Therefore, any development must be with this
demographic in mind. The Gritstone Road/Pinewood Road site elevated and is
accessed by a very steep hill (considered "challenging" by professional cyclists) and
narrow roads. It is completely unsuitable and unsustainable for any age group let
alone the elderly.
3.
Given the anticipated reduction in working age people and the increase in
the non-working population, why is it necessary to set aside so much land for
"employment opportunities" on the brown field sites? Surely it would be better to
increase the housing allocations in these areas?
4.
This site is "green field". Destruction of our natural environment should be a
last resort but it seems that developers are already queuing up to develop the site.
Surely the local plan should be about protecting the environment until all available
brown field sites, such as redundant quarries, have been developed. I fear that the
opposite will be true.
5.
The Transport Evidence Base states that "the planning applications for
each site should be designed to show good connection to the existing centre by
walking / cycling routes" - this is clearly not the case for the Gritstone Road/Pinewood
Road site. The Transport Evidence Base also confirms that the Matlock junctions are
already at capacity and the developments will make the situation much worse. The
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additional summer traffic will lead to gridlock (as has already happened when the
Chesterfield Road/Wellington Street junction is restricted by road works). It also
suggests to re-examine the potential to re-open the railway line through to Buxton as
a potential mitigation - will the developers and Council commit to funding this?
Building on green field sites is viewed as a last resort by both the NPPF and Derbyshire
Dales planning policies and yet the developments seem to be in preference to brown
field sites - and there are a lot of these in Matlock (the redundant quarries). The
Gritstone Road/Pinewood Road green field sites near Matlock are not sustainable as
they are a distance from the town centre and do not offer access for pedestrians or
cyclists. The increase in population is due to an aging demographic: it is not
sustainable to expect elderly residents to move to homes above the snow line when
the quarries offer a level access to the town's facilities. The new developments will
encourage the use of unsustainable travel modes resulting in increased congestion
and pollution in the town centre.
It seems to me that the Local Plan is being rushed through before all the facts have
been fully explored – such as a new village to the south of the region, consideration of
the “Peak Park Effect” and implications of Brexit on local populations. There is an
excellent opportunity now to develop the brown field sites (including the clean-up of
any contaminated land) for the benefit of the town, the Derbyshire Dales and for
future generations rather than setting a precedent for development of green field
sites that will almost certainly be built-on first. How can the Local Plan safe-guard
green field sites and ensure that brown field sites are developed first?
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I consider it essential that sites such as DS4 remain as greenfield and Matlock should
not suffer in this respect because of our proximity to the Peak Park. We have a good
road - the A6, where traffic movement is maintained during Derbyshire snowy periods
and emergency services are able to resp0nd at all times. Many developments
(potential) areas have been identified in the valley, close to this trunk road which also
must be served by public transport and also provide for easier access to essentials
such as food shopping, medical care etc., easy access to work for those locals who
work in our tourism industry.

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

790/245

Mrs Kathleen
Land

HC2

Yes

REPRESENTATION
Regarding HC2(u), I strongly object to the allocation of the Gritstone/Pinewood Road
site (DS4 Policy). I also support the technical statement which is being prepared and
submitted separately by the Wolds Action Group. Having been a resident of Wolds
Rise for over 40 years I am well aware of the altitude, the steepness of the hills to get
home, the increasing volume of traffic, life is far from easy up here without
permanent access to a car and residents are frequently blocked in by traffic especially
by events on the Cavendish Playing fields which attract a lot of traffic. The winds can
be very strong, we can be marooned when it snows. You are a long way from a
medical help up here or for routine doctors surgery visits. We cannot afford to lose
this important greenfield site even though it frequently courses serious flooding.
SUGGESTED CHANGE TO PLAN
I consider it essential that sites such as DS4 remain as greenfield and Matlock should
not suffer in this respect because of our proximity to the Peak Park. We have a good
road - the A6, where traffic movement is maintained during Derbyshire snowy periods
and emergency services are able to resp0nd at all times. Many developments
(potential) areas have been identified in the valley, close to this trunk road which also
must be served by public transport and also provide for easier access to essentials
such as food shopping, medical care etc., easy access to work for those locals who
work in our tourism industry.
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

6192/773

David Rose

DS4

No

REPRESENTATION
No evidence of practical, feasible and cost-effective measures that would mitigate
traffic congestion. Constraints that had led to previous planning refusals, and on the
basis that it had received the most number of objections on any of the sites proposed
in the Local Plan. Going against democracy and the authorities own planning advisory
board.
SUGGESTED CHANGE TO PLAN
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SUPPORT
There are policies which I particularly support in relation to DS4.

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6235/407

Mr R J Brown

8.13, 8.14,
8.15

No

REPRESENTATION
I have seen little evidence in relation to other local authorities in pushing our case.
The sustainability appraisal report seems to have been ignored in relation to DS4.
Not positively prepared because the site has been put forward to suit developers
rather than local need. The site area has been increased at a late stage without that
information being available prior to the final consultations. The local plan cannot be
sound if it is dependent on this single site. The site is not sustainable or viable. There
are no satisfactory infrastructure details or reassurances.
Not justified because the flooding risks and watercourse problems have not been
satisfactorily dealt with. Also why are the housing densities here so much higher than
elsewhere in the same area? Also, why have other sites, particularly brownfield sites,
which were put forward not been included in the plan? Also, another site close by
will have no social housing as it is "too far from town" but this site is judged not to
be? The option for a "new village" has been consistently not considered seriously.
Not effective because I do not think DDDC has worked effectively with its neighbours.
There is little evidence of combining resources to get a better outcome. The Peak
Park effect means that DDDC housing must be squeezed into just 50% of the district
due to Peak Park building restrictions. This is patently unfair.
Not consistent with National Policy for many reasons which are noted separately.
Policy PD2 - Support this policy but consider DS4 would not comply with it.
Policy PD3 - support this policy but again consider DS4 would not comply with it.
Policy PD5 - support this policy but consider DS4 would not comply with it.
Policy PD6 - support this policy but consider DS4 would not comply with it.
Policy PD7 - support this policy but DS4 would not comply with it.
Policy PD8 - support this policy but DS4 may not comply with it.
Policy PD9 - support this policy but DS4 is 100% Greenfield.
Policy HC14 - support this policy but DS4 is clearly contrary to this policy.
Policy HC19 - support this policy and DS4 is clearly contrary to it.
SUGGESTED CHANGE TO PLAN
To be positively prepared - Remove the highly contentious Gritstone/Pinewood road
site from the local plan. Its inclusion is contrary to many national Policies and to
policies in this local plan.
Clarify how the plan will try to deliver the infrastructure needed to support
development within the plan in a sustainable way.
To be justified include the previous sites not previously included. Increase the
housing density on the brownfield sites. Look seriously at a "New Village" as a
positive solution. Increase new housing in the lower tier areas.
To be effective adjust the requirement to allow for the Peak Park effect. Join with
surrounding Districts/Borough and look at joint plans.
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

866/408

Mr and Mrs P
Wild

DS4

Yes

REPRESENTATION
We support Policy PD5 (Landscape character) in general. Policy DS4, however
contravenes this policy and is not sound. Please refer to the attached sheets: Page 1,
paragraph 6.1 (not justified) Page 2, paragraph 6.2 (not consistent with national
policy)
SUGGESTED CHANGE TO PLAN
Please refer to the attached sheets: Page 2, paragraphs 7.1 and 7.2
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

926/412

Mrs Julie
Hartley

8.15

No

REPRESENTATION
I do not believe the plan for 430 dwellings to be sustainable for the reasons below:
1. Policy S8 states the infrastructure should be adequate. This is clearly not the case
as there are no plans for amenities. The land is elevated. This means more people
will use their cars which creates pollution (see PD9) and increases the pressure on the
service roads. Cavendish Road as the main access road is not adequate.
2. PD9 Pollution Control/Unstable land. The land is unsuitable on both counts.
Increased traffic means more pollution. The land contains many underground springs
and the soil is clay. This means it is subject to flooding. Bentley Brook cuts straight
across the land.
3. Ecology- There are many unusual trees on the site.
SUGGESTED CHANGE TO PLAN
. I believe 430 dwellings to be too many for the site. 40/50 at the top of Gritstone
Road and off Pinewood Road would be better and more fitting for the access systems
(ie roads) and environment (pollution).
2. Increasing the number of houses in Hall Dale Quarry as the A6 corridor is more
sustainable.
3. More brownfield sites eg. slinter mining/Matlock transport, should be included in
the Local Plan.
4. Land such as the Permanite works west of Cawdor Quarry and the RBS site could
be developed as they are eyesores now. This would not affect the environment.
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

926/415

Mr Chris Hartley
Derbyshire
Cricket Board

8.15

No

REPRESENTATION
I do not believe that the Plan to build 430 houses (D54) on land behind Gritstone
Road and Cavendish Road, Matlock to be sustainable for the following reasons
1. Policy S8 states that the infrastructure for such projects should be adequate. There
are no plans for fundamental amenities before you discuss issues around access and
transport. The land is elevated and a mile for the centre of Matlock which will
inevitably necessitate more car use and therefore pollution (see PD9) and increased
usage of the service roads. How can any plan involve Cavendish Road and Gritstone
Road being the main access points?
2. PD9 Pollution control/unstable land. The land is unsuitable on both counts. Cars
and pollution are linked. The soil is heavy clay, there are many springs which means
there is regular flooding including for most of the winter .
SUGGESTED CHANGE TO PLAN
1. 430 homes in this area, is far too many for the site, based on access issues and the
lack of facilities in Matlock.
2. Halldale Quarry and other brown field sites should be used first. There is money
available for work to clean sites. This is an unacceptable use of a very beautiful
greenfield site.
3. Slinter Mining and Matlock Transport site are brownfield sites available for
housing.
4. Permanite works west of Cawdor Quarry and the RBS site are also potential area

934

Chapter 8 Page 126

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

3592/419

Mr Stuart
Briddon

Policy DS4:
Land off
Gritstone
Road/Pinewoo
d Road,
Matlock DS4.
Key Response
Area: Policy
Hc2-Housing
Land
Allocation

Yes

REPRESENTATION
This site has been singled out and pushed into the plan at all costs despite very strong
opposition, hundreds of objections from residents, town councillors and district
councillors, and also against the democratic process of consideration taken by the
councils own planning advisory committee who overwhelmingly voted it out. DDDC
have then used their influence and overturned this democratic decision to include this
site in the plan regardless. There have been underhand tactics at work to ensure that
the democratic process is bypassed, the reasons for this should be investigated.
•
The inclusion of this plan also contradicts numerous sections of the NPPF
guidance on sustainability, building on greenfield sites, air, noise and light pollution,
as well as infrastructure issues.
•
DDDC seem to be ignoring all these negative points to ensure this site is
included regardless.
Policies have not been applied consistently with brownfield sites not being Included
despite no opposition from the community, and sites of a similar and even less
contentious nature being removed from the plan.
•
The density of housing proposed on this greenfield site far outweighs the
density proposed for some larger brownfield ex quarry sites.at Cawdor and Halldale.
•
The flood risk assessments done on this site are flawed as they are in
complete contradiction with evidence on the environment agency website. The fact
that a giant underwater aqueduct floes beneath this site carrying 200 million litres of
water per day has not even been mentioned in any of the landscape and flood risk
surveys,.
•
The transport survey is flawed as it simple counts traffic movements and
does not take into consideration congestion and queuing times at junctions.
•
Other brownfield sites with large hectares are available in Matlock (Tansley
Wood Mills Lumsdale – 31 acres). Other suggestions of solutions to the housing
shortage have been dismissed as there “is no time” to look into them (e.g. garden
Village idea).
•
The OAHN seems ridiculously high, as taking into consideration average
family size, we will be expecting the population of the Derbyshire Dales to increase by
over 30% in the next 17 years – this is completely unrealistic and unsustainable.
•
In May 2016 the council were happy to submit the plan for 6015 houses, on
the understanding that the balance of housing would be picked up by permitted
development within the Peak Park. The plan is now for over 6400 houses. This again
questions the OAHN number as being unsound, and if the council were happy that
the plan for the lesser volume would be acceptable to parliament, why the need to
insist on the destruction of further greenfield land.?
•
The site has a listed building (Wolds Farm) it is and always has been used as
agricultural land, it is of archaeological interest due to being included in the
Enclosures Act, there is a plethora of endangered wildlife on the RSPB red and amber
listed we have submitted evidence of badger and bat activity all over the site.
•
The Peak Park effect is causing housing density to be concentrated on 3 small
market towns (Ashbourne, Wirksworth & Matlock) that do not have the road
infrastructure to manage such huge increases in traffic.
•
The local infrastructure is not sufficient to accommodate such a volume of
additional houses without having a major impact on roads, school places, GP
appointments, parking etc.
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•
The plan will includes 649 houses to be built in very close proximity to
Highfields School. The Government are looking at reducing pollution around schools,
but clearly this contravenes that initiative by increasing pollution significantly in the
area.
•
I also wish to register my full support of the objection report submitted by
the Wolds Action Group.
The full extent of my objection and rationale as to why I believe the site is unsound is
attached on additional pages. The relevant policies have been referenced. I am not
prepared to fill out an individual form for every policy objection as this is waste of
everyone's time, completely wasteful, overcomplicates what should be a simple
process but seemingly has the intention of deterring people from having their say - is
red tape for the sake of it. So please accept this as a header form and my additional
challenges on the attached supplementary pages.
SUGGESTED CHANGE TO PLAN
•
Removal of the Gritstone / Pinewood Road site from the local plan. As per
my submission the councils insistence on overturning democratic decision to remove
this site is highly suspicious, policies and processes have not been applied consistently
on this site, and the site contravenes many NPPF policies.
•
Increase housing density on brownfield sites. Build upwards rather than
destroy greenfield. If affordable housing is needed, in an expensive area flats are
more affordable f first time buyers and the elderly who are down sizing, and will make
more profit per acre for developers.
•
Instate the brown field sites that have been excluded despite having no
formal objections to their inclusion. Include the Whitworth site, as again there are no
objections to that site, and its development will significantly benefit the Trust
financially, as well as the community.
•
Take time to look into a garden village proposal to alleviate the pressure on
the small “tier 1” towns that are taking the lion's share of the planned housing due to
the Peak Park effect. There have been sites found that could sustain this sort of
development. There is government help available to develop plans like this and the
council should be doing everything in its power to investigate these opportunities
before extending the town boundary to include the Pinewood / Gritstone site HC2 (v).
A new garden village would also allow for sensitive development complete with
appropriate supporting infrastructure. This idea was strongly supported by residents
but dismissed with very little consideration.
•
Submit the plan for 6000 houses, with the remaining housing being picked up
by permitted development within the Peak Park. This was once acceptable to the
council only 4 months agao, and so should still be now.
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

530/772

Anne
Kernaghan

8.13 8.15/DS4

No

REPRESENTATION
I feel the inclusion of this site does not meet a number of conditions of the NPPF:
Section 1 "plans and decisions need to take local circumstances into account"
Section 32 of the NPPF states tha"planning policies need to ensure safe and
suitable access to the site can be achieved for all people" .
Section 55 of the NPPF in that it will no"enhance or maintain the vitality of
our rural community" .
Section 100 of the NPPF states that inappropriate development in areas at
risk of flooding should be avoided.
I do not think the inclusion of this site is protecting our green belt land as
required in para 79 of the NPPF
I consider this site to be unsustainable for a number of reasons. This site will not
mean better lives for our future generations and is certainly not making a change for
the better for the people of Matlock.
My comments in relation to this site are shown below and I feel that the inclusion of
this site has not taken into account various sections NPPF, the first one being section
10 “plans and decisions need to take local circumstances into account”
Access on and off is already of great concern to local residents living on Cavendish
Park. The local bus services struggles daily with access issues, the roads are narrow
and very tight in places. At weekend when the football matches are being held on the
playing fields it can take up to 20 minutes to get on or off the estate. The roads will
simply not cope with the traffic associated with an additional 430 dwellings. The key
roads affected are from Pinewood Road are: High Ridge, Hurker Avenue, Wolds Rise,
Bent Lane and Cavendish Road, adjoining Wellington Street. I urge the Inspector
looking at the plan to look into this as a serious issue.
Road safety for children and the elderly is a major worry; additional traffic would pose
a significant risk. Many elderly residents use the local bus service and parent/children
walk daily to and from the local schools along Cavendish Road onto Wellington Street.
Additional traffic on this junction for traffic getting in and out of the estate and
moving around generally would put residents at risk. The associated other vehicles i.e.
“home delivery” that would arrive with any development also needs to be taken into
consideration.
Access for emergency services is already a concern. I was recently “parked” on the
junction of Wolds Rise/Cavendish Road for half an hour whilst the fire service
attended to a property at the top of Rockside Steps. The road was effectively closed
whilst they attended to the issue.
The alternative access proposed from Gritstone Road raises all the same concerns as
traffic will then be increased on Chesterfield Road, again putting residents at risk and
bringing chaos to our local road networks.
Section 32 of the NPPF states that “planning policies need to ensure safe and suitable
access to the site can be achieved for all people”. This will be extremely difficult to
achieve for this site.
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Environmental issues
I feel this site has not taken into account section 55 of the NPPF in that it will not
enhance or maintain the vitality of our rural community.
Whilst I note the plan makes reference to a flood risk assessment I feel that you
should be aware of how bad things really are at the top of High Ridge which backs
directly onto the site.
The field behind our property has flooded on numerous occasions in heavy rain, and
has in turn flooded into our garages and conservatory’s. Unfortunately I do not have
any photographic evidence of this. Our back gardens are damp and the land boggy.
Section 100 of the NPPF states that inappropriate development in areas at risk of
flooding should be avoided.
To build any higher is not suitable and in winter months it will not be a comfortable
place to live. Has any assessment actually taken place on how much colder it is at the
top of Matlock or where the snow line is? Or the wind factor? It really is different
world to lower down the hill and this really must be taken into consideration. It is
certainly not a place to live for the faint hearted and unless you live here you won’t
appreciate that.
In addition to all of this I also understand that the main water supply from Lady Bower
reservoir also runs under this site.
Natural habitat
Not only is this site not suitable due to access and flooding it is also a place of natural
beauty and habitat.
Foxes, badgers are regularly seen and we have had hedgehogs on our driveway.
Unfortunately I do not have any photographic evidence to substantiate this.
I do not think the inclusion of this site is protecting our green belt land as required in
para 79 of the NPPF.
I attended the public meeting and I know you appreciate this site is far from ideal. It
does worry immensely that the Derbyshire Dales District Council has failed to take
into account the views of many local people along with the whole of the Matlock
Town Council that do not support the inclusion of this site. Indeed members of the
advisory planning committee also voted in favour for its removal but it was
overturned by the full committee.
I sincerely hope the Inspector looking at these sites appreciates the level of concern
over the number of houses the Derbyshire Dales District Council have been asked to
provide. The allocation for the whole of the area has to be fitted into 50% of the
space available due to the Peak Planning effect. The numbers should be reduced
accordingly.
SUGGESTED CHANGE TO PLAN
Text for revised rewording:
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Site HC2 (U) Land off Gritstone Road/Pinewood Road, Matlock to be removed from
the site allocations as the site is unsustainable.
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

1082/607

Markham May

DS4

Yes

REPRESENTATION
Objections to the Local Plan need to be made on the soundness of the plan, by which
the assumption is that it will provide for the future projected housing need of the
Derbyshire Dales. By proposing the building of 500 houses on the Wolds, I believe that
this does not fulfil the statutory duty of the council to provide an appropriate
response to the projected housing need. There are many objections that have been
raised against the proposed development and these objections have been eloquently
expressed to Derbyshire Dales on numerous occasions and also at the planning
meeting held in August 2016 where the planning committee voted for it to be
removed from the plan. However, I would like to highlight three areas where the
Council would be failing in their public duty if they continue to include this area in
their plans.
1.
There will be a serious risk of flooding that will impact on the proposed
housing development, surrounding houses and other residential areas in Matlock.
Around ten years ago there was a sudden downpour over Matlock Moor that resulted
in a large amount of run-off. This flooded the old Wolds farm house at the top of
Farm Lane and houses on Wellington Street were flooded as a result of the water
being channelled down Farm Lane and the path from Cavendish Road to Wellington
Street. Hard surfaces created on The Wolds fields would make this situation worse
and contribute to more widespread flooding further down the hill. With projected
increases in rainfall, this is just one example of the real concern regarding flooding. It
is not just a debating point.
2.
Lawnswood Properties submitted a planning proposal for 200 houses on this
land in 1987. This was turned down for a number of reasons that were well
documented at the time, including snow load, congestion and so on. Lawnswood
Properties went to appeal and lost. The Council were prepared to fight this plan and
to identify small scale developments to make up the numbers. All of the reasons for
refusal are still current, and in fact congestion and environmental considerations have
become more acute in the area. It is difficult to understand how the local authority
were so vociferously opposed to this development, but are now including this in their
plans. These concerns have been much rehearsed and it is difficult to see how all of
the issues that were current when the original application for planning have been
ignored in this present housing plan. Why could Matlock not sustain a development of
200 when now this proposed development is over twice as big? This about-turn
strengthens the view that this local authority ignores facts and places expediency at
the forefront of their thinking

3.
The housing plan is supposed to fulfil the projected housing needs of the
Derbyshire Dales. However, because of the location of the proposed development, it
will act as a ‘pull factor’ into the area and people will move here from the Chesterfield
area. This will further increase the traffic on the A632 as people will commute to their
jobs in Chesterfield. Derbyshire Dales will effectively be providing for the housing
needs for North East Derbyshire at the expense of the needs of local Derbyshire Dales
residents.
Five hundred houses on the outskirts of Matlock represents a small village
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development. There seems to be no plans for amenities to serve this potential
increase of Matlock’s population by over ten percent. There seems to be an inflexible
and intransigent attitude by the decision makers who seem to be incapable of
thinking in a creative way about the housing needs of the area, rather than listen to
the widely held assessment that this proposed development is unsound on many
different fundamental issues.
SUGGESTED CHANGE TO PLAN
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

3363/667

Sally Scargill

DS4 land off
Gritstone/Pine
wood Road

Yes

REPRESENTATION
The local plan does not give any details of how future infrastructure requirements will
be met. The Gritstone/Pinewood Road area and Matlock in general already has to
deal with high levels of traffic and the proposed area to develop resulting in over 400
more properties will put added strain on the road network, not to mention the
increased pressure on services such as education and health care provision. No
mention of any mitigation to alleviate this is worrying.
The fact that the Highways agency, Education Authority and the Clinical
Commissioning Group have made no objection is very concerning. The fact that they
are looking at the whole of the area included in the local plan and not individual
pockets is cause for concern.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Remove the Gritstone/Pinewood Road site from the Local Plan.
It's inclusion is contrary to many NPPF policies and policies within DDDC's own
proposed local plan.
The plan is unsound because inclusion of this site is unsound, unsustainable and
unviable.
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

6171/511

Mrs Margaret
Elsworth

DS4

Yes

REPRESENTATION
No detail or reassurance about meeting future infrastructure requirements. Matlock
has issues already with insufficient GPs, school places and roads are at the limit of
their capacity.
Brown field sites have been rejected whilst this site, outside the town boundary and a
green field site has been included.
Contrary to DDDC's own Policies PD5, PD8, HC14, HC19 and P6 NPPF
SUGGESTED CHANGE TO PLAN
Remove the much contested Gritstone Road site and revisit the previously rejected
brown field sites.
Reconsider the creation of a Garden Village. This idea has huge amount of support
but was dismissed by DDDC. All necessary facilities could be provided.
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

6276/516

Ian Morton

DS4

Yes

REPRESENTATION
Site DS4 has been pushed through regardless of any objection, despite other sites
with the same issues having been removed, because its exclusion would drop
numbers and create too much of a shortfall. The size has been increased with no new
boundary map presented so decisions are not being based on accurate information. I
have also seen no reassurance or detail on any future infrastructure to support this
development. Roads, schools, GP appointments are already under pressure and I've
seen nothing suggested that would alleviate this pressure and increased pressure this
development would contribute.
The site has been assessed as having no flood risk but I have witnessed first hand the
flooding that occurs with heavy rainfall, so has the relevant testing actually been
performed prior to allocating the site as per Paragraph 101 of the NPPF?
It states proposal for new cycle and pedestrian routes but to where exactly. Smedley
street is the closest shop and still a good 20 min walk away downhill considerably
more on the upward journey, unsurprising given the roads were described by the
recent tour of britain as "brutal" even for professional athletes. Even then you could
only do the most basic of shops. This site will just lead to increased congestion and
pollution as journeys will be undertaken by car.
I also don't believe enough has been done to work with central government to look at
reducing the burden created by the national park effect and reducing the required
housing number. Having to make up such a huge number in just half the district, then
reducing that further because sites have been excluded because they may be visible
from the national park, means that the numbers on the remaining sites means that
sites drop off because they are disproportionaltely big for that area in turn meaning
the majority is being shoehorned into a few remaining areas despite the unsuitability
of those remaining sites such as DS4.
Why are brownfield sites that have been put forward not been included towards the
total required housing? This should be developed first. This is putting further
pressure on greenfield that we should be looking to protect. The NPPF states that the
planning system should “encourage the effective use of land by reusing land that has
been previously developed (brownfield land), provided that it is not of high
environmental value” p6 NPPF.
I also support the statement that is being prepared and submitted separately by the
Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Remove DS4 as the site is unsound, unviable, unsuitable and unsustainable.
Provide details on what infrastructure improvements and developments are going to
be implemented to support this site development.
As there is no control over the peak park engage and work with central government
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to reduce the required numbers game to mitigate the peak park effect.
Include brownfield sites in the numbers and not just hold them as windfall sites.

945

Chapter 8 Page 126

Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6302/517

Mrs Cooper

DS4

No

REPRESENTATION
The plan is not positively prepared: It feels to resident's that our site policy DS4 is
keeping the plan together. How can the local plan be sound if the removal of just 1
site would mean it would fail?. The local plan doesn't include any reassurances about
meeting future infrastructure requirements. Matlock is already gridlocked and there is
lack of GP and school places.
The plan is not justified: why have Brown field sites that where put forward not been
included at this stage to reduce the amount of houses on green field site. There is a
large amount of houses planned on this site compared to lower levels on other sites
including Halldale quarry. Why was the proposed alternative to the current site
allocations made by Darley Dale town council in Feb 2015 about the creation of a new
garden village given so little consideration although it was supported by residents and
Matlock town council. The plan is not effective as I feel the council has not effectively
worked with its neighbours. There should be some allowances made due to the peak
park takes nearly 50% of Derbyshire and that has building restrictions so the housing
has to be squashed into the other 50%.
The plan isn't consistent with national policy as our site DS4 is contrary to many NPPF
and DDDC policies. The loss off a large greenfield site which houses many wildlife
species like bats, badgers, foxes,owls, frogs etc. The remote location means more
pollution by more cars due to lack of accessibility to town which isn't walking
distance.
SUGGESTED CHANGE TO PLAN
I feel the removal of DS4 ( a GREENFIELD site) is the best option and to fill the void
revisit the BROWNFIELD sites that have been dismissed and use them to contribute to
the OAN total instead of being used as windfall sites.
Increase the housing density proposed for the large brownfield sites.
Look again at the New Garden village proposal Darley Dale came up with as it was
supported by many locals.
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5175/287

Mrs Sharon
Briddon

DS4 HC2

Yes

No Change

REPRESENTATION
This site has been singled out and pushed into the plan at all costs despite very strong
opposition, hundreds of objections from residents, town councillors and district
councillors, and also against the democratic process of consideration taken by the
councils own planning advisory committee who overwhelmingly voted it out. DDDC
have then used their influence and overturned this democratic decision to include this
site in the plan regardless. There have been underhand tactics at work to ensure that
the democratic process is bypassed, the reasons for this should be investigated.
•
The inclusion of this plan also contradicts numerous sections of the NPPF
guidance on sustainability,, building on greenfield sites, air, noise and light pollution,
as well as infrastructure issues.
•
DDDC seem to be ignoring all these negative points to ensure this site is
included regardless.
Policies have not been applied consistently with brownfield sites not being Included
despite no opposition from the community, and sites of a similar and even less
contentious nature being removed from the plan.
•
The density of housing proposed on this greenfield site far outweighs the
density proposed for some larger brownfield ex quarry sites.at Cawdor and Halldale.
•
The flood risk assessments done on this site are flawed as they are in
complete contradiction with evidence on the environment agency website. The fact
that a giant underwater aqueduct floes beneath this site carrying 200 million litres of
water per day has not even been mentoned in any of the landscape and flood risk
surveys,.
•
The transport survey is flawed as it simple counts traffic movements and
does not take into consideration congestion and queuing times at junctions.
•
Other brownfield sites with large hectares are available in Matlock (Tansley
Wood Mills Lumsdale – 31 acres). Other suggestions of solutions to the housing
shortage have been dismissed as there “is no time” to look into them (e.g. garden
Village idea).
•
The OAHN seems ridiculously high, as taking into consideration average
family size, we will be expecting the population of the Derbyshire Dales to increase by
over 30% in the next 17 years – this is completely unrealistic and unsustainable.
•
In May 2016 the council were happy to submit the plan for 6015 houses, on
the understanding that the balance of housing would be picked up by permitted
development within the Peak Park. The plan is now for over 6400 houses. This again
questions the OAHN number as being unsound, and if the council were happy that
the plan for the lesser volume would be acceptable to parliament, why the need to
insist on the destruction of further greenfield land.?
•
The site has a listed building (Wolds Farm) it is and always has been used as
agricultural land, it is of archaeological interest due to being included in the
Enclosures Act, there is a plethora of endangered wildlife on the RSPB red and amber
list we have submitted evidence of badger and bat activity all over the site.
•
The Peak Park effect is causing housing density to be concentrated on 3 small
market towns (Ashbourne, Wirksworth & Matlock) that do not have the road
infrastructure to manage such huge increases in traffic.
•
The local infrastructure is not sufficient to accommodate such a volume of
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The NPPF expects Local Plans to set
out a clear strategy for land allocation.
The housing sites in the plan are
considered to be the most suitable for
development and their allocation has
been informed by the Sustainability
Appraisal and SHELAA processes. The
Plan should allocate sufficient land to
meet Objectively Assessed housing
need. There is insufficient suitable land
within Derbyshire Dales to do this, so
all sites assessed as developable and
deliverable have had to be included in
the Plan.
The site at Gritstone Road, Matlock
has been assessed in terms of its
suitability, availability and achievability
and concluded to be developed and
deliverable within the Plan period.
Policy DS4 sets out site specific criteria
to be met as part of a planning
application on the site. All allocated
sites in the Local Plan have been
assessed by a number of relevant
agencies and professional officers to
ascertain and identify any potential
impacts from the developments and
comments have been taken into
account. Where impacts have been
identified, mitigation measures are to
be applied as part of any development
of the site and these will be identified
at planning application stage through
conditions where necessary.

Chapter 8 Page 126

APPENDIX 3
additional houses without having a major impact on roads, school places, GP
appointments, parking etc.
•
The plan will includes 649 houses to be built in very close proximity to
Highfields School. The Government are looking at reducing pollution around schools,
but clearly this contravenes that initiative by increasing pollution significantly in the
area.
•
I also wish to register my full support of the objection report submitted by
the Wolds Action Group.
The full extent of my objection and rationale as to why I believe the site is unsound is
attached on additional pages. The relevant policies have been referenced. I am not
prepared to fill out an individual form for every policy objection as this is waste of
everyones time, completely wasteful, overcomplicates what should be a simple
process but seemingly has the intention of deterring people from having their say - is
red tape for the sake of it. So please accept this as a header form and my additional
challenges on the attached supplementary pages.
(Additional letter and information submitted. Landscape study submitted and
environment agency map, report on aqueduct and FOI response)
SUGGESTED CHANGE TO PLAN
•
Removal of the Gritstone / Pinewood Road site from the local plan. As per
my submission the councils insistence on overturning democratic decision to remove
this site is highly suspicious, policies and processes have not been applied consistently
on this site, and the site contravenes many NPPF policies.
•
Increase housing density on brownfield sites. Build upwards rather than
destroy greenfield. If affordable housing is needed, in an expensive area flats are
more affordable for first time buyers and the elderly who are down sizing, and will
make more profit per acre for developers.
•
Instate the brown field sites that have been excluded despite having no
formal objections to their inclusion. Include the Whitworth site, as again there are no
objections to that site, and its development will significantly benefit the Trust
financially, as well as the community.
•
Take time to look into a garden village proposal to alleviate the pressure on
the small “tier 1” towns that are taking the lions share of the planned housing due to
the Peak Park effect. There have been sites found that could sustain this sort of
development. There is government help available to develop plans like this and the
council should be doing everything in its power to investigate these opportunities
before extending the town boundary to include the Pinewood / Gritstone site HC2 (v).
A new garden village would also allow for sensitive development complete with
appropriate supporting infrastructure. This idea was strongly supported by residents
but dismissed with very little consideration.
•
Submit the plan for 6000 houses, with the remaining housing being picked up
by permitted development within the Peak Park. This was once acceptable to the
council only 4 months ago, and so should still be now.
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The site is situated immediately to the
north of the built up area of Matlock,
which is identified in the Settlement
Hierarchy as a Market Town where
there is access to a full range of
services and facilities for local
residents. As such it is considered that
the allocation of this site for 430 new
homes satisfies the definition of
sustainable development as set out in
the National Planning Policy
Framework (NPPF).
Although this site is some distance
from the town centre in an elevated
location, the fact that there may
currently be limited links to the town
centre does not in itself mean that the
site is unsuitable for development, as
issues such as these can, through
appropriate mitigation be addressed.
Options may include the provision by
the developer of new buses routes
to/from the site.
In accordance with the requirements
of Paragraph 47 of the NPPF the
District Council must ensure that the
Local Plan meets the full objectively
assessed needs for market and
affordable housing in the housing
market area. The allocation of sites
within the Derbyshire Dales Local Plan
was undertaken following an extensive
assessment through the SHELAA
process which considered the
suitability, availability and
deliverability of each site for
development on a consistent basis.
Although development of the site at
Gritstone Road/Pinewood Road,
Matlock would result in the
development of a greenfield site to the
north of the town there is no
precedent within the NPPF stipulating
that brownfield land must be
developed ahead of greenfield land. In
order to meet the objectively assessed
need for housing it is necessary to
release greenfield and brownfield sites
for residential development across the
plan area. Indeed of the sites allocated

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6171/500

Mrs Margaret
Elsworth

HC19

Yes

REPRESENTATION
The site is above the snow line. Smedley Street is 15 mins walk but you can't do a full
shop there, and you could not walk back up the hill carrying bags due to the severe
gradient. An 88% increase in 75+ age group therefore putting housing at one of the
highest points above the town centre is not sensible. Residents of any age without
cars will be effectively stuck as public transport is not frequent and site is inaccessible
during bad weather. Development here is encouraging use of car in contravention of
P9 NPPF.
SUGGESTED CHANGE TO PLAN
Remove Gritstone Road development from the Local plan.
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for residential development in Policy
HC2 65% are on previously developed
land. This includes a large brownfield
site on the edge of Matlock at Halldale
Quarry which is allocated for a mixed
use development of 220 dwellings and
2 hectares of employment land.
Whilst the density of the allocation at
Halldale Quarry would appear to be in
the order of 8dph compared to about
18 dph for the Gritstone Road site the
net developable area for Halldale is
considerably less than the 27ha set out
in Policy HC2 (t). Similarly the net
developable area of the site at
Gritsone Road is likely to be less than
the 24.16ha identified in the Local
Plan. Given that developers seek to
achieve about 3,200 sq m of
residential floorspace per hectare it is
considered that density of the
residential development on both sites
is likely to be of a similar order.
Extensive consultation with the
Highways Authority has been
undertaken to evaluate the impact of
development at Gritstone
Road/Pinewood Road on the highway
network. During the assessment of the
site through the SHELAA process the
Highways Authority indicated that the
site was capable of being served by a
safe access onto the highways
network. Whilst the traffic and
transport report on the impact of the
proposed allocations in the Local Plan
concluded that there was likely to be
significant impact upon a number of
key junctions in Matlock, Derbyshire
County Council as Highways Authority
did not object to the overall level of
impact of this and other proposed
residential allocations on the highways
network. In the absence of a specific
objection to the site on highways
grounds it is considered that it would
be inappropriate to sustain an
objection to the allocation of this site
within the Derbyshire Dales Local Plan.
Notwithstanding this Policy DS4
requires the submission of a Transport
Assessment and Travel Plan to ensure
the impacts of development on the
highway network, mitigation measures
and improvements to existing; and
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development of new pedestrian/cycle
routes can be secured. Furthermore
Policy HC19 and HC20 seek to ensure
that development can be safely
accessed in a sustainable manner with
measures to manage travel demand
adopted to enable the delivery of
sustainable development. If the
evidence that is submitted with any
planning application, indicates that the
requirements of the Local Plan on
highways grounds cannot be achieved
to the satisfaction of Derbyshire
County Council as highways authority
then this would be a significant matter
that would need to be taken into
account in the determination of any
planning application.
The site has been subject to previous
planning applications on the site which
have either been refused or dismissed
at appeal. However any previous
planning history does not set a
precedent and each proposal must be
assessed upon its own merits.
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

1366/498

Rosemary
Clarke

HC2 - DS4

Yes

REPRESENTATION
The Plan is not sound because:
It is not positively prepared - The DS4 site has been included despite massive
opposition from residents, local councillors and the Local Plan advisory committee.
This site was increased by the developers with agreement by the council without
maps being shown before the final public consultation meeting in August when the
site was voted to be put back onto the draft local plan.
This site is not sustainable on several fronts - traffic impact, flooding risk being
increased which have been surveyed and evidence submitted to council, pressure on
local services such as health providers, education, parking, public transport. DCC
consultations have only raised no objections with the plan elements over the whole
plan area but how is this sound if it does not focus on specific impacts on specific sites
such as DS4? Localised impacts such as traffic congestion, pollution, flooding and even
longer waiting times for GP surgeries are what will affect the health and wellbeing of
residents in Matlock all of which will be adversely affected by the proposed
development of DS4.
It is not justified because DS4 was originally assessed as having 'no flood risk' which is
untrue, evidence has been submitted in writing, video and photographic showing
flooding issues along Gritstone Road and although this is acknowledged by DDDC they
have not adjusted this assessment to reflect this.
The housing density is greater on the DS4 site compared to others such as Halldale
Quarry. So it seems that because these fields have been put forward and are in one
area that the Council are allowing the developers to squeeze as many as possible on
the site to meet the quota remaining for the plan, regardless of the impact on the
whole of Matlock. Other Brownfield sites which have been put forward have not been
included such as land at the Whitworth Institute. When this was raised as needing reconsideration and putting some of these sites in the main allocation at the council
meeting in August the response was that there wasn't time now.
The Plan is not effective as around 50% of the DDales local Plan area is in the Peak
District National Park which limits the area that dwellings can be built so hence almost
100% of the housing allocation needed must be squeezed into the DDales area
outside the National Park rather than this being taken into account and the quote
needed being reduced to reflect this.
The Plan is not consistent with national Policy, here are some examples of whys DS4
inclusion is contrary to the following policies PD2 - I support this policy but the DS4 site has historic earthworks which would be
lost so is contrary to this policy.
PD3 - I support this policy but 100% Greenfield site will be destroyed along with
habitat and species loss such as that of Badgers, Pipistrelle Bats,birds such as Snipe,
Reed Bunting, Dunnock to name a few, all on the BTO list as birds of Conservation
concern. These and many other species use the site so the impact of local biodiversity
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will be disastrous and irreversible.
PD5 - I support this policy but DS4 is contrary to this policy as the site is assessed as
including areas having medium to high landscape value which would not be protected
or enhanced as the PD5 states it should be.
PD6 – I support this policy but DS4 is contrary to this policy as the wildlife and habitat
including hedgerow and established trees (important wildlife corridors for many
species seen including hedgehogs, Jays, Buzzard, Sparrowhawk, Great Spotted
Woodpecker, Nuthatch, Badgers to name but a few) will be destroyed which is
contrary to the Governments National Planning Policy Framework which states the
planning system should: 'Contribute to and enhance the natural and local
environment by:protecting and enhancing valued landscapes, geological conservation
interests and soils'. Minimising impacts on biodiversity and contributing to the
Government’s commitment to halt the overall decline in biodiversity. P26/27NPPF.
PD7 - I support this policy but DS4 is contrary to this as the enormous increase in
vehicle emissions concentrated on this site, on the edge of a large town (which
already will have high greenhouse gas emissions compared to other rural areas of the
plan) for all the dwellings (as the nature of the site being elevated and a mile from
the centre of town means that most residents will use vehicles to travel) will not be a
move to a low carbon future!
PD8 - I support this policy but DS4 is contrary to this because the site has a long
history of poor drainage, multiple springs and houses and gardens on the adjacent
Gritstone Road flooding with storm and foul water. As a home owner here my house
is built on a raft to try and compensate this but we have still had rising damp in the
middle of the house, damp at the rear (DS4 facing side), a waterlogged garden for
much of the year and garage flooding despite having drains put in to try and
compensate this. With a huge area of what is currently already poor draining land
being surfaced with non-porous tarmac and concrete there is going to be more run
off, and how are the developers actually going to drain the site? Where to? The
adjacent land all along on the town/downhill side is all already developed so there is
no opportunity for soakaways and the existing aging underground drains already
struggle with the run off and waste water amounts.
Policy HC19 –I support this policy but policy DS4 would be contrary to this. The nature
of the site being one of the most elevated and exposed parts of the town and around
a mile downhill to the centre means that the majority of new residents would be
travelling by car to the main local amenities. Hence maximising not minimising the
need to travel and by unsustainable mode – car. The walk to amenities isn’t too bad
as it’s all down hill but even I a resident who is fit and healthy, do not contemplate a
mile walk up a steep hill considered in this year’s Aviva Women’s Cycing Tour to be
‘brutal’) to be an option with bags of shopping even before I had a toddler and
accompanying pushchair, and I enjoy exercise!
The increase in vehicle numbers is expected to be 100% to the current volume on
Chesterfield Road and 30% at Crown Square roundabout. This increase will increase
the likelihood of a road traffic accident, cause frustration of motorists who will be
queueing for longer and where they previously didn’t to navigate around Matlock.
The NPPF 2012 says ‘In preparing Local Plans, local planning authorities should
therefore support a pattern of development whichm where reasonable to do so,
facilitates the use of sustainable modes of transport, p9NPPF. This site if included in
the Plan does no such thing, and DDDC haven’t suggested any means of doing so.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group.
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SUGGESTED CHANGE TO PLAN
Remove the highly unsustainable and unsuitable greenfield site - DS4 Land off
GritstoneRoad/Pinewood Road, Matlock off the Local Plan.
Re consider sites previously rejected, prioritising brownfield sites not Greenfield sites
Increase the housing density for proposed brownfield sites
Consider the concept of a new garden village which could allow for sensitive,
sustainable development to meet the housing need
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

3591/496

Karen Goulding

DS4

Yes

REPRESENTATION
I feel that the Derbyshire Dales Local plan is not:
•
Positively prepared
I wish to query why our site has been pushed through at any costs and query
why the site seems to have been “hand crafted” for developers, including increasing
its size by 10 hectares at the request of the interested developer. No map of the
revised boundary was released prior to the meeting to decide whether it should be
increased. How can decisions be made when people have not seen the proposed
changes?
It feels to residents that our site is keeping the plan together. How can the
Local plan be sound if the removal of just one site would mean it fails? The plan is
unsound because the inclusion of this site is not sustainable or viable.
The local plan does not include detail or reassurances about meeting future
infrastructure requirements. It mentions consultation with Derbyshire County Council
as the statutory highways and education authority who have raised no objections to
the district wide plan but this does not concentrate on the impact to specific areas, it
only seems to look at the impact as averaged out across the district as a whole.
But it is quite clear the Matlock has huge issues with lack of GP appointments, school
places and road networks that are pushed to the limits already. Simply pushing
through a plan without due regard to the specific, localised impact on individual
towns seems ridiculous.
•
Justified
FYI Derbyshire dales had three options when it came to deciding on housing
allocation (this is what they mean when they talk about “reasonable alternatives”)
they opted for 6,440 dwellings in total.
I wish to query the initial site assessments that were carried out. The
Gritstone / Pinewood site was assessed as green - no flood risk. This is untrue and the
issues with standing water etc are openly acknowledged by DCCC yet they never
adjusted the initial site assessment to reflect this. Therefore the initial assessment
and any decisions based on it are flawed. Para 101 of the NPPF states that a
sequential flooding test should be carried out before allocation of sites. Was this
done?
I wish to query the high housing density on our site compared to lower levels
on other sites including Halldale Quarry
I wish to query why other brown field sites that were put forward have not
been included at this stage. Instead they will be “windfall” (additional) sites that do
not contribute towards the required overall housing numbers and so do not reduce
pressure on greenfields. These include HC2(i) Land at Slinter Mining Ltd, Cromford
Hill, 28 dwellings / HC2(j) Land at Bridge Garage, Darley Bridge 13 dwellings / HC2(z)
Land at Matlock Transport, Northwood Road, Northwood 14 dwellings. Also the
Whitworth Institute have offered land that has not been included.
In Feb 2015 Darley Dale town council came up with a proposed alternative to
the current site allocations – the creation of a New Garden Village. This would
alleviate the pressure on precious greenfields sites and congested Tier1 towns that
currently must bear the brunt of the majority of the development. A new garden
village would also allow for sensitive development complete with appropriate
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supporting infrastructure. This idea was strongly supported by residents and Matlock
Town Council but dismissed with very little consideration.
•
Effective
We feel that the council has not effectively worked with its neighbours.
I wish to mention the Peak National Park effect here – ie that almost 100% of
the Derbyshire Dales housing allocation must be fitted into just 50% of the district due
to the restrictions on building in the Peak District National Park. This is unfair and the
district should be allowed to offer a reduced housing figure to reflect this situation.
SUGGESTED CHANGE TO PLAN
What changes are necessary to make the local plan sound?
- Remove the highly contentious Gritstone / Pinewood Road site from off the local
plan. Its inclusion is contrary to many NPPF policies and indeed policies within DDDC’s
own proposed local plan. The plan is unsound because inclusion of this site is
unsound, unsustainable and unviable.
- Revisit the brown field sites that have been excluded now that new information has
come forward and use them to contribute to the OAN total instead of being used as
windfall sites.
I also support the technical statement that is being prepared and submitted
separately by the Wolds Action Group
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The site has been assessed as suitable,
available and achieveable as part of
the SHELAA process. Further work has
been undertaken as a result of the
findings. Policy DS4 sets out criteria to
met as part of any planning application
on the site, such as preparation of an
transport assessment and travel plan;
a site specicifc flood risk assessment;
developer contributions towards
infrastructure including community
facilities; and a comprehensive
landscaping plan all of which are to be
addressed before any development of
the site can take place. Given the site
has been assessed as developable as
part of the SHELAA process and given
the set criteria in the policy identifes
areas for further work by developers
and agents, it is considered that no
changes are necessary.

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6299/542

Mr William John
Sheppard
Derbyshire
County Council

DS4

No

REPRESENTATION
1.The brown field sites have not been passed & built on first. National Policy.
2. The access is not up to taking this amount of traffic ie school in this area as well.
3. We have had a floor rot in a back bedroom due to underground spring (on supply).
4. The wildlife is overwhelming, we are visited by badgers every evening (protected) &
Fox's and lovely to have a little grazing.
5. Above the snow line, we struggle to function in winter.
SUGGESTED CHANGE TO PLAN
1. Need to build another health centre.
2. The drainage will have to be up
3. A new type of road structure for extra traffic is vital.
4. Badger setts relocated further afield.
5. Hopefully the houses will not be too evasive to all ready existing houses.
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6244/347

Mr Michael
Kirkman

DS4

No

REPRESENTATION
I am writing to protest about the proposed development between Cavendish Park and
Gritstone Road. This development if it was to go ahead would put incredible strain on
sewers- water pressure and also infrastructure. For a start the land is very boggy and
when built on would create a massive catchment area for all of the run off water, this
in turn would inevitably end up in the River Derwent and contribute to flooding. The
extra cars would be a great strain on the roads that are already at breaking point with
traffic. There would also be a strain on schools and doctors surgeries. I used to live on
Wolds Rise and the traffic on Cavendish Road was always a problem. If this
development was to go ahead it would be the biggest blunder this Council has ever
made
SUGGESTED CHANGE TO PLAN
Remove site allocation Policy DS4 - Land at Pinewood Road/ Gritstone Road, Matlock.
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

866/306

Mr Peter Wild &
Mrs Lavinia
Wild

DS4

No

REPRESENTATION
Please refer to the accompanying sheets.
Positively prepared Infrastructure: all new development should be on the other side of the tow, such as at
Halldale Quarry and be supported by the recently constructed relief road at Cawdor
Way and Matlock Spa Road.
Highways & Traffic Issues: The network of roads in Matlock will not support large
volumes of traffic. Genuine concerns about road safety, congestion and pollution. The
huge adverse impact of potential additional traffic has not been properly considered,
as is indicated by the lack of detailed plans to improve the current road network in
Matlock.
Boundary Change: The size of site allocation DS4 has increased from 14.99 to 24,18
hectares at the request of the developers at very short notice with no consultation.
Such action infers a developer must come first attitude contrary to NPPF core
planning principles.
Unsustainability: The topography of the site is not sustainable. Its very steep walk
down to Matlock town centre, and encourages further trips by car, difficult for the
ageing population of Matlock to access services and facilities by foot and severe
impact upon the landscape character of the area.
The Local Plan: Policy DS4 is contrary to certain aims and objectives of the whole Plan
including, S02, S04, S011.
Just One Site: Leading Members of the Council infers that the Plan cannot succeed
without the allocation of this site. This issue itself could effect the soundness of the
Plan.
Disproportionately large: the site accounts fro an 14.8% increase in the population of
Matlock.
Edge of settlement site: It is an edge of settlement site which represents an huge
intrusion into lovely open countryside. DDDCs own landscape officer has concluded
that development of much of the site will have an adverse impact on local landscape
character, visual amenity and settlement pattern.
Flood risk: The site is subject to very poor drainage and localised flooding. The
assessment of the site has not taken into account these issues.
Better options - Halldale Quarry: Only part of Halldale Quarry is allocated, the
remaining amount of land should accommodate further dwelling capacity .
Better Options - Other sustainable sites: Other sites assessed as part of the SHLAA
should be allocated including Slinter Mining, Cromford, Bridge Garage, South Darley,
Matlock Transport , Northwood.
Under -estimates: Other sites should be re-assessed to allow higher capacities as,
Middle peak was re-assessed from 220 to 645.
New Village: The Council have not explored enough the concept idea of a new village
which has been given the support of local residents.
Daughter Settlements: smaller sites perhaps known as wards or daughter settlements
could be used for housing, even if they are not large enough to be considered a
village.
Is the plan effective:
Co-operation: There has been insufficient co-operation between Central Government
and the Council.
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The National Park Effect: approx. 50% of the Derbyshire Dales lies within the Peak
District National Park, where new development will be minimal. A most unfair
situation.
The CEO of the Derbyshire Dales recognises this difficulty and points out that there is
no guidance from central government or advice in the NPPF which acknowledges the
difficulties faced by local authorities who are impacted by a national park and no
guidance on what constitutes special circumstances.
A Reason to Defer: The Hobson Choice situation is clearly most worrying and
unsatisfactory, and we urge the new Government to clarify its policy with respect of
the national park.
The Brownfield- before Greenfield issue: The NPPF does not give preference of
brownfield over greenfield sites.
SUGGESTED CHANGE TO PLAN
Please refer to the accompanying sheets.
Delete allocation DS4- land at Pinewood Road/ Gritstone Road, Matlock
Allocate additional sites in the Derbyshire Dales
Re-appraise all potential sites
Re-consider the settlement boundaries
Re-consider the new village settlement idea
Re-assess the capacities to allocated sites
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

6230/346

D L Cook

DS4

No

REPRESENTATION
It is a huge concern it us that the District Council has decided to proceed with the
controversial development of hundreds of new houses on the greenfield "Gritstone
Road/Pinewood Road site, despite the recommendations of its own Advisory
Committee and overwhelming views of local residents. Our immediate worry is the
use of Cavendish Road as an exit Road for the new site. The narrowness and lack of
off-street parking render it quite incapable of carrying safely the volume of traffic it is
required to cope with now - I cannot imagine the snarl - ups and dangers to everyone
of hundreds (possibly a thousand) more cars. Quite recently I had to stand and
guide a bus driver through a narrow neck of road between some badly parked cars.
He would not have made it without that help. This prompted me to correspond with
the Road safety Officer - that bus might easily have been an ambulance or fireappliance responding to an emergency. What dire consequences there might have
been! And this is before all the extra traffic! This road is always going to be totally
unsuitable. Our other objections are well known and well rehearsed - the loss of
greenfield land. Matlock's historic heritage, wildlife, habitat and the impact on the
infrastructure of Matlock generally - roads, surgeries, schools - the pollution. We view
these no less seriously. We realise that the Council is under severe pressure from
Central Government but sincerely hope that decision -makers will think clearly,
perceptively and futuristically so that the beautiful uniqueness and attraction of
Matlock and the Dales is not loss forever.
SUGGESTED CHANGE TO PLAN
Remove site Allocation policy DS4 - Land at Pinewood Road/ Gritstone Road, Matlock,
from the Local Plan.
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

993/486

Mrs Julie Atkin
Wolds Action
Group

DS4

Yes

REPRESENTATION
The Allocation of site at Pinewood Road & Gritstone road is contrary to Policy
PD5:Landscape Character. "The District Council will seek to protect, enhance and
restore the landscape character of the Plan area for its own intrinsic beauty and for its
benefit to the economic, environmental and social well-being of the Plan Area".
The Council's sustainability report (part3 Annex B) recognises that development of the
site would pose a "significant negative impact" (which cannot be mitigated). Parts of
the landscape have been assessed as high to medium sensitivity both in the Council's
initial site assessment, Liz Bowman Landscape Architect report.
The site can be clearly seen from the South and East: High Tor Grounds (a designated
site of historic interest) and from various locations within the Peak District National
Park. This means development of the site would adversely affect visual amenity from
the following locations: Salters Lane, land above Snitterton, Riber, Riber Castle, and
various points along Limestone way. From these and other viewpoints namely
Cromford Black Rocks, the Heights of Abraham and others, the development of this
site would represent an unacceptable intrusion into the landscape setting of the
town.
To locate a housing development of this size on the site will constitute urban sprawl
into the countryside and adversely impact the special character and setting of
Matlock as a historic town. The landscape is characterised by traditional dry stone
walls, hedges and some ancient trees including oak. Loss of such landscape is in
contravention with the proposed Local Plan policy PD6: Trees, Hedgerows and
Woodlands, "Development should seek where appropriate to enhance and expand
the Districts tree and woodland resource".
This is a tranquil place, valued by hundreds of residents. The NPPF states that
development should "protect areas of tranquillity" and planning policies and decisions
should "limit the impact of light pollution from artificial light on local amenity,
intrinsically dark landscapes".
The area is dark at night, undisturbed by unnatural light sources and 430 dwellings
with a link road will destroy this amenity
Significant impact upon landscape character. See accompanying document: Wolds
Action Group Statement on the Pre-Submission Draft of Derbyshire Dales Local Plan
2016.
SUGGESTED CHANGE TO PLAN
Deletion of allocated site HC2(u) and deletion of policy DS4
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No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

3123/355

Mr L W Rouse

DS4

No

REPRESENTATION
I wish to object to the building of 430 houses on land off Pinewood Road & Gritstone
Road. The site is unsustainable for several reasons:
The last time planning was sought, these sites were rejected as unsuitable and classed
as category 4. Why are they now suddenly suitable?
The land is full of natural springs, and when it rains causes flooding to properties
already built. To say it could be drained is fantasy. The Cavendish Playing Fields have
had land drains installed, but they still become water-logged, and it also caused
flooding on Quarry Bank. Water will only run downhill, and so cause problems lower
down.
The amount of houses will increase traffic by approx. 1000 vehicles. Cavendish Road
was built in the 19th century for horses and carts, not motor vehicles. A vast amount
of houses do not have garages, and so park on the road causing congestion. On
Saturday when there is football traffic, it can take 15 minutes to travel half a mile to
Wellington Street. We just hope nobody needs the emergency services. All the traffic
needs to emerge onto either a busy Chesterfield Road or Wellington Street, already a
nightmare with parked cars.
They say the population of over 75 year olds is to increase, so why put them on top of
a hill above the snow line. In winter we cannot get out cars out for a week at a time,
because the roads are not cleared by the Council. Residents use shovels to clear the
roads themselves. All there services are down in Matlock, not an easy walk if you are
fit. The hourly bus service does not run on Sundays or Bank Hols. And Monday to
Friday there is non at 1 o clock and non at 4 o clock on school days, and so is very
limited.
Where are all the services, medical and schools, for this increase population? The
schools are already full, and you have to wait at least 2 weeks for a doctors
appointment.
More of Derbyshire Dales is in the Peak Park, which has very limited building. You are
trying to cram 100% houses into 50% land. Why not apply to the Government for a
special dispensation to have the number of houses reduced?
The South Downs had their number of houses decreased?
Planning is supposed to be designed to protect the environment and biodiversity. This
site ignores both of these. This area if natural beauty will be destroyed for future
generations to enjoy. The e-mail on behalf of William Davis says they will create a
country park to be enjoyed by the people of Matlock. Who is going to maintain it? The
DDDC can only mow the grass in the cemeteries every 3 weeks, because they are
overworked and under staffed. How are the people of Matlock going to get to the
County Park? The answer would be cars, causing more pollution and congestion
because there is no where to park.
This is a greenfield site and there are Brownfield site which are being ignored, such as
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Matlock Transport, Waters Garage at Darley Bridge and Slinter Mining. The allocation
of Halldale Quarry could be increased.
The Pinewood/Gritstone Road site was included in the Plan regardless of the fact that
the planning committee, who had listened to all the arguments for and against, voted
to have it removed. It is reinstated by a vote of people who had not heard the
arguments, had never visited the site, and half of whom live in the Peak Park and do
not know the site.
SUGGESTED CHANGE TO PLAN
I implore you to remove this site from the Local Plan because it is unsound and
unsustainable.
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

6288/378

Mr Victor
Abrahams

DS4, HC19

Yes

REPRESENTATION
“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.”
I support this policy however Policy DS4 (allocation of land off Gritstone / Pinewood
Rd) would be contrary to this policy.
This site is above the snow line, suffers fron strong cross winds is the first place to be
cut off in winter and is served by sporadic public transport.
DDDC assessed the site as having amenities 10 – 20 mins walk to Smedley Street but
these so called amenities, consist of little more than two sandwich shops, a news
agent and hairdressers. Furthermore the walk up the hill is too hard for most people,
even without carrying anything.
The Dales population is forecast to be an ageing one - DCCC ‘Your Local Plan, Nov
2015’ clearly states: “A 43% increase in people aged 60 or more, but the biggest
change will come in the 75+ age group, where an 88% increase is forecast”
Housing at this site serving ageing population or families with young children will be
totally reliable in using the car. This contravenes NPPF policy.
The National Planning Policy Framework 2012 says: “In preparing Local Plans, local
planning authorities should therefore support a pattern of development which, where
reasonable to do so, facilitates the use of sustainable modes of transport.”p9 NPPF
Residents of any age without cars will be effectively stuck as public transport is not
frequent and access either from Gritstone road or Cavendish road is virtually
inaccessible during bad weather as the site is above the snow line.
Even if we do not consider the weather or gradient, the fact that in a length of road of
about 400m we are going to have at least 4 sites (Moorcroft, Asker Lane, Bentley
Brook and Pinewood/Gritstone) all converging in and competing for traffic in
Chesterfield Road is bad planning and sheer madness.
The total of housing will be in the region of 800 dwellings with a possibility of 1500
more cars than at the moment.
The DDDC states that: “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.”
What happens when the funding stops? …And no amount of accessibility
improvements are going to minimise the fact that the only way to access this site will
be through Chesterfield Road or Cavendish Road (a cul de sac at the moment ) , which
also feeds into the same Chesterfield road anyway.
I will include here photos taken last Saturday of Cavendish Road and Wolds Rise. This
is a regular occurrence at the moment, before we have any more developments.
SUGGESTED CHANGE TO PLAN
Please remove the Pinewood/ Gritstone site form the Local Plan
I also support the technical statement that is being prepared and submitted
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separately by the Wolds Action Group
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6184/329

Mrs Jackie
Pearson

DS4

Yes

REPRESENTATION
Matlock advisory local planning, voted to remove Gritstone Road from the Plan. The
Flooding on this site, it very bad, some houses cannot get building insurance because
of this. Revisit brown fields sites, there are plenty available, with Matlock residents
agreeing to this. The amount of traffic that will enter onto Chesterfield Road, with the
extra 430 homes, is horrendous, especially with a school opposite. This plan is an
unsound site, natural springs, aquaduct, flooding is a major problem, along with
traffic, wildlife, security. Build on Brownfield. I also support the technical statement
submitted by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
Build on Brownfield sites, or add more houses, eg. Cawdor, Halldale Quarry, these can
take more homes, and are more suitable leaving Gritstone a beautiful Greenfield site,
totally unsuitable for building on, it's got protected trees, wildlife.
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6256/605

Chris Cookman

HC2,
specifically
DS4

Yes

REPRESENTATION
Please accept this letter as my formal objection to policy HC2 of the “Derbyshire Dales
Local Plan Pre Submission Draft Plan”, and specifically Policy DS4 “Land off Gritstone
Road/Pinewood Road, Matlock”.
I believe that the inclusion of site/policy DS4 “Land off Gritstone Road/Pinewood
Road, Matlock” in the Derbyshire Dales Draft Local Plan means that the Local Plan has
not been positively prepared, is neither justified nor effective, nor is it consistent with
National Policy.
In relation to site/policy DS4 “Land off Gritstone Road/Pinewood Road, Matlock”, the
Local Plan has not been positively prepared. Specifically, when the original
consultation document was produced in February 2016, this site was estimated at
14.99 hectares. By the time the formal Plan was released, the site size had increased
to 24.16 hectares, an increase of over 60% on the original size. This increase appears
to have been solely at the request of an interested developer. No revised boundary
maps were made available prior to the Council meeting to consider whether or not to
increase the boundary.
Site/policy DS4 “Land off Gritstone Road/Pinewood Road, Matlock” has proved highly
contentious from the perspective of local residents, regularly generating vast
quantities of objections. Local Matlock Councillors have consistently voted against the
inclusion of site/policy DS4 “Land off Gritstone Road/Pinewood Road, Matlock” in the
Local Plan. The District Council’s own Local Plan sub-committee voted to remove
site/policy DS4 “Land off Gritstone Road/Pinewood Road, Matlock” from the Local
Plan. This decision was overturned by a full Council meeting and the site remains in
the Local Plan.
The inclusion of site/policy DS4 “Land off Gritstone Road/Pinewood Road, Matlock" in
the Local Plan is not justified. Brownfield sites should be included before valuable
greenfield land is developed.
The Local Plan is not effective as the District Council has not been able to reduce the
housing requirement in proportion to the amount of land available outside the Peak
District National Park. Expecting the District Council to meet 100% of the required
housing requirement on approx. 50% of the land is unfair.
While the District Council has consulted with its constituents in relation to the Local
Plan, they do not appear to have taken any notice of the objections raised. As
previously noted, even though the Local Plan sub-committee voted to remove
site/policy DS4 “Land off Gritstone Road/Pinewood Road, Matlock” from the Local
Plan, the full Council reinstated the site.
We live on Wellington Street in Matlock but our drive is accessible via Amberdene.
Whenever there is heavy rainfall, the underground reservoir adjacent to 2 Amberdene
overflows. On a number of these occasions, friends driving past our house have rung
us later in the evening to make sure that we are okay and haven’t been flooded.
Fortunately for us, given the position of our house, we have not – yet – been flooded.
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However a number of houses around us have been.
I am very concerned that the major development that could be undertaken in police
DS4 “Land off Gritstone Road/Pinewood Road, Matlock” would considerably worsen
the risk of flooding, especially given the number of natural springs in the area. A fairly
large section of our garden, for example, is already relatively soggy, even in the height
of summer.
Section 10 of the “National Planning Policy Framework” relates to “Meeting the
challenge of climate change, flooding and coastal change”. While I accept that the
challenges of costal change do not apply to Matlock, flooding is a very real risk. It may
seem unusual to claim that there is a risk of flooding at the top of one of Matlock’s
hills, but as my previous example demonstrates, there is plenty of water around.
The only conclusion that can be drawn is that the building of properties in site DS4
“Land off Gritstone Road/Pinewood Road, Matlock” would significantly increase the
risk of flooding in this area. Furthermore, if development was ever allowed on either
or both of these sites, I am unsure where any relief drainage would go.
The underground reservoir has been, from what I’ve been told anecdotally, one of the
reasons why development on the land behind Amberdene has not previously been
permitted, despite repeated attempts over 30+ years to gain such permission. The
reservoir has not changed so the previous reasons for not permitting developments
still stand.
My youngest son is at the Sixth Form at Highfields School. Every day my son walks to
school along Wellington Street and Chesterfield Road. The traffic along Chesterfield
Road is often heavy, especially in the pre- and post- school period. The extra car
traffic created by the addition of 430 houses on site DS4 “Land off Gritstone
Road/Pinewood Road, Matlock” would be a threat to road safety.
Similarly, I work in County Hall so walk across the Wellington Street/Cavendish Road
junction twice daily. The Wellington Street/Cavendish Road junction provides the only
road access to what must be one of the country’s largest cul-de-sacs as well as the
County Council Car Park and the Cavendish Playing Fields. Development on site DS4
“Land off Gritstone Road/Pinewood Road, Matlock” will result in hundreds if not
thousands of extra car journeys through this junction. This YouTube video show one
example of the current dangers of the junction https://www.youtube.com/watch?v=fdn_7nDBuJ4.
A large part of Wellington Street only allows one car along at a time. Dangers to
pedestrians have been noted for many years with cars regularly mounting the curb to
get past each other. A couple of years ago two posts were put on the northern side of
the road to reduce the risk of accidents caused by pavement driving. In February
2016, a large chunk of garden wall was knocked down by a car/van driving past. This
incident was reported to the police under collision reference number 18051. See also
http://www.matlockmercury.co.uk/news/local/appeal-to-find-driver-who-drove-intowall-in-derbyshire-1-7739904.
Site DS4 “Land off Gritstone Road/Pinewood Road, Matlock” has no direct access to a
main road. The existing junctions with Chesterfield Road and Wellington
Street/Cavendish Road are overused and or dangerous. I am unsure how traffic – both
construction and, eventually, residential - to/from the sites would access the main
road.
As stated in Section 11 of the “National Planning Policy Framework”, your “Planning
policies and decisions should encourage the effective use of land by re-using land that

969

Chapter 8 Page 126

APPENDIX 3
has been previously developed (brownfield land).” Please consider the redevelopment of brown field sites before resorting to permitting development on
green field sites like DS4 “Land off Gritstone Road/Pinewood Road, Matlock”.
In relation to Site DS4 “Land off Gritstone Road/Pinewood Road, Matlock”, Part 3 of
The Sustainability Appraisal Report (Part 3, page 48 of 66; PDF page 107) notes that
there are significant negative effects of development here, particularly in relation to
Sustainability Appraisal Objectives SA4 (green infrastructure) and SA16 (sustainable
transport).
Given the geography of Matlock and its hillsides, any development on Site DS4 “Land
off Gritstone Road/Pinewood Road, Matlock” will lead to an increase in car traffic.
While there are shops on Smedley Street, access to these is down one of the steeper
hills in Matlock – one that was used in July 2016 by the Women’s Tour as a “Queen of
the Mountain” stage. See
http://www.womenstour.co.uk/stages/stage3/index.php#.V-FKKIWcGUm for more
information. The Sustainability Appraisal Report notes that key services are 10-20
minutes walk away but does not note the gradients involved.
In addition to my comments above, I also support the technical statement that is
being prepared and submitted separately by the Wolds Action Group.
SUGGESTED CHANGE TO PLAN
To make the Local Plan sound, site/policy DS4 “Land off Gritstone Road/Pinewood
Road, Matlock” should be removed from the Plan. In addition to re-considering the
various brownfield sites, the District Council should also consider increasing the
housing density figures for the existing brownfield sites included in the Plan.
In addition to my comments above, I also support the technical statement that is
being prepared and submitted separately by the Wolds Action Group.
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

1468/661

Neil Fray

DS4

Yes

REPRESENTATION
I consider the Local Plan is not positively prepared as no qualitiative or quantitive
assessment has been made of the junctions that are directly affected by the proposed
new developement of HC2(u) land off Gritstone Road / Pinewood Road.
There are 2 points of access displayed on the developers plans- Gritstone Road /
Wolds Road and Pinewood Road/Hurker Rise feeding into Cavendish Road. The plan
is not sound as it fails to address the problem of access via Cavendish Road (
effectively rendered single track by parking- large lorries cannot pass ) . The road
shows up brown in rush hour on the Traffic master assessment presented by the
council - and this is before new traffic feeding off the development arrives.
With regard access via Gritstone Road / Wolds Road = this junction with Chesterfield
Road is the main pedestrian thoroughfare to the senior school entrance via the
pedestrian crossing that impinges on this junction. There is no assessment of the
footfall of the young people of Matlock walk healthily to school -and those who
disembark at the bus stop by the Duke of Wellington Pub as it is nearest to the only
crossing of the busy Chesterfield Road. For these reasons, persisting with this
development is unsound, and I consider the council has failed in its duty of care to the
school children who will be exposed to much greater traffic, and ignored the already
difficult access on Cavendish Road .
SUGGESTED CHANGE TO PLAN
I feel that a traffic assessment of the junctions involved is lacking , and in particular,
more consideration must be given to how to protect our young people from the
increased traffic that any link road connecting with Gritstone Road will bring. Once
performed, this site needs reevaluating to see whether any new access away from
Cavendish Road and Gritstone Road can be provided- and if not, the site should be
abandoned
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993/484

Mrs Julie Atkin
Wolds Action
Group

DS4

Yes

REPRESENTATION
Land at Pinewood Rd, & Griststone Road should not be allocated or developed under
Policy DS4.
Detrimental Impact upon Heritage Assets
The land is elevated and undulating and the valley to the North is special in character.
Development will result in the coalescence with the loss of setting of traditional
Derbyshire farm buildings; sandy Land Farm and Grade ll listed Wolds Farm dating
back to 1634.
Envelopment of three listed buildings in their setting will be detrimental to the
heritage assets typical of the era (Seventeenth Century). There will loss of clearly
defined field patterns, dry stone walls, established hedgerows and a loss of the
distinctive valley to the north. Development of the site will be detrimental to these
heritage assets and this is contrary to Local Plan Policy PD2: Protecting the Historic
Environment.
Development should be resisted if it would harm or be detrimental to the character of
the local or wider landscape or the setting of a settlement as identified in the
landscape assessment (high to medium). The site has a high historic value in relation
to the pre-enclosure field system. There is an ancient hedge through the site (north to
south) dating back to this.
The developers proposals to create a semi natural landscape will look totally out of
character with the surrounding landscape and will appear obviously fake and manmade. This will impact on visual amenity form many places including the Peak District
National Park and will not be acceptable.
SUGGESTED CHANGE TO PLAN
Deletion and removal of Policy DS4 and HC2 (u) the allocation of land at Pinewood
Road and Gritstone Road, Matlock.
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6228/309

A Hargreaves

DS4

No

REPRESENTATION
Development of Pinewood Road and Gritstone Road, Matlock
The proposal for house building on the fields behind these roads is flawed because:
a. The land is unsuitable. There have been episodes of flooding on Moorfield. This
would only be case if development began.
b. The are would increase the population count dramatically. This in town would
offset traffic. At present Cavendish Road is difficult to access under normal
circumstances. Increased traffic would be more than problematic.
c. Local schools and doctors surgeries could be under pressure. Dr. Holden has already
voiced a public condemnation of this development. Local schools are up to are up to
full capacity. Greenaway Lane , particularly, is turning pupils away. This is a concern.
What assurances will be given to cover the places needed in these sectors? No
mention has been made of schools/ surgeries etc.
d. The controversy of greenfield development seems to be given no consideration.
e. Why are brownfield sites not being put forward as the obvious areas for
development?
f. How is it possible for hundreds of houses to be proposed for development when
lone individuals find it very difficult to gain planning permission on their own land?
g. The areas surrounding Pinewood Road/ Gritstone Road. ie the Pinewoods are home
to many species of wildlife. These areas should remain as they are not be disturbed.
h. If development goes ahead, the danger to pupils of upper Highfields would be a
major issue due to construction traffic constantly being in use.
I. Many properties which DDDC own are not currently being used as social housing or
are used in a way as to be less than viable ie properties are empty or have sole
tenants in family properties.
j. A radical re-think is required here.
SUGGESTED CHANGE TO PLAN
Delete allocation Policy DS4: Land at Pinewood Road/Gritstone Road, Matlock
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993/483

Mrs Julie Atkin
Wolds Action
Group

DS4

Yes

REPRESENTATION
Parts of the site are identified by the Environment Agency website as a high risk of
flooding from run- off water. Local roads in the area already affected as can be seen
from the map( See accompanying document Wolds action group report, page 6).
Gritstone road, Bentley Close, Wellington Close, Amberdene, Wolds rise and other
areas close to the proposed HC2(u) site suffer ongoing problems with run off water
and flooding from the proposed site, which is constantly boggy and waterlogged, even
in summer and after long periods without rain. You can see photographs of existing
standing water and flooding issues. The initial SHLAA assessment scored floodrisk as
low (green), DDDC have retrospectively regarded the site to 'amber'. This clearly
demonstrates that the assessment was flawed and that the traffic light scoring
mechanism has been incorrectly applied and made no considerations for the
significant issues that arise from standing, surface and groundwater and natural
springs at this location.
The NPPF states "inappropriate development in areas at risk of flooding should be
avoided by directing development away from areas at highest risk".
The NPPF states "inappropriate development in areas at risk of flooding should be
avoided by direction development away for areas of high risk".
The site was increased by 10 hectares (a 60% increase) part way through the initial
consultation period after a request from the interest developer. The reason given for
the huge increase was that the presence of the historic Derwent Valley Aqueduct
(dating from the early 1900s) was not picked up by DDDC in their site assessments
offering further evidence that the plan has not been properly prepared. This STWA
asset is key to upwards of 1.5m customers.
Given the scale cost of any flooding mitigation measures, and the fact that a
developer will be responsible for funding and upkeep of any required measures, this
adds a huge financial liability to any proposed development.
"For new development in locations without existing defences, or where the
development is the only beneficiary, the full costs of appropriate risk management
measures for the life of the assets proposed must be funded by the developer".
Given that the above excerpts state that very large strategic investment will be
required for the lifetime of the development and there are no assurances of financial
assistance nationally or locally, this would incur a huge cost to any potential
developer. If the cost of this mitigation has not been factored into the decision
regarding HC2(u) then it almost certainly not a viable development
SUGGESTED CHANGE TO PLAN
Deletion of site allocation Policy DS4 land at Pinewood Road & Gritstone Road,
Matlock. There are many constraints on this site that have not appropriately been
factored into the initial scoring assessment of the site, including flood risk, landscape
character, impact on heritage assets, access and traffic.
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DS4 Land off Gritstone Road/Pinewood Road, Matlock

432/173

Mr G.R. Hardy &
Mrs M.E. Hardy

DS4

Yes

REPRESENTATION
Iam writing to protest about the inclusion of the above site in the Derbyshire Dales
Local PLan 2016, for the following the reasons. Although I accept that more housing is
required, the proposed site DS4 within the DDDC Local pLan is totally unsuitable for
the following reasons.
Access
Access to this site, is by means of two narrow roads one from Gritstone Road and the
other is along Cavendish Road, a narrow road made even narrower by parked cars,
making access to the existing properties difficult. Already large delivery vehicles
struggle to gain access to the estate due to these cars, and to increase the number of
dwellings in the area will make access even more difficult Cavendish Road is on the
Northern edge of the Matlock Bank conservation area which will make any road
improvements very difficult.
The current bus service is only hourly and does not run on sundays or when the road
conditions are bad. The local shopping area is down in the town centre which can only
be accessed by four roads, Chesterfield Road, Bank Road, Imperial Road,/ Wolley
Road and the Dimple all of which are very steep.
To expect young mothers with children and pushchairs, the elderly and infirm to walk
down and back up these hills is ridiculous at any time and especially when there is
snow on the ground. The effect of increased traffic in the town is going to lead to
even greater congestion than is experienced at present.
Environment
The proposed site lies approx. 900 feet above sea level and is way above the snow
line. There can be snow on the ground on this site when there is none in the town
centre. I know with personal experience the difficulties that can be experienced in
snowy conditions.
The site also suffers badly from flooding in very wet conditions and during winter
months is permanently waterlogged and riddled with natural springs which has
resulted in flooding to a number properties which boarder the site. Derbyshire Dales
District Council have assessed the site as "At no risk of flooding" which during the 52
years I have lived at my address I know to be incorrect.
It is also habitat for foxes and bedgers as well as the hunting ground for Buzzards,
Kestrals, Sparrow Hawks, also on the proposed site are a number of birds that are on
watch lists as being in decline Reed Bunting Meadow Pipit, House martain Field fare
House Sparrow redwing, I have the following birds feeding in my garden Siskin
Brambling Blur Coal and Great tits Long Tailed Tits and a selection of finches at night
there are a number of bats which feed around the site. Building on this site, and
removing they feeding grounds will put a greater strain on these birds.
Schools/ Medical Facilities
To build the number of houses proposed (430) will put an unbearable strain on the
Doctors surgeries, which are already under pressure in dealing with the present
population, and there is no plans to increase in child numbers. The local hospital is
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under threat of closure which could result in the loss of its Minor injuries unit and
associated services which will put even more work on the local doctors or the
inconvenience of having to travel to Chesterfield Royal Hospital.
I find it very disconcerting that a proposed developer who wishes to erect 430
properties on the site has seen fit to publish a proposed layout for the site which
includes a so called Country Park on the land which cannot be developed and does
not include an area for parking, before any planning permission has been applied for.
The site has been refused planning permission on previous occasions for a lesser
number of dwellings due to access problems. The District Council seem determined to
include it despite it failing to comply with most areas of its own planning guidelines,
which leads to concerns over the fact that the proposed developer is a contributor to
the conservative party.
Finally it is unfair to expect Derbyshire Dales District Council to put its full housing
requirement on only 50% of its area, due to having part of the Peak park within its
boundaries, the number of dwellings to be built should be reduced.
SUGGESTED CHANGE TO PLAN
Discount Policy DS4 - Land at Gritstone Road/ Pinewood Road, Matlock
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3096/576

Kevin John
Knight

DS4: Land off
Gritstone
Road/Pinewoo
d Road,
Matlock

Yes

REPRESENTATION
The plan is not justified - The council came up with a figure of 6440 dwellings for the
entire area but due to half the area being in the Peak District National Park this
development has to be squeezed into half the actual area. The initial site assessments
that were carried out. The Gritstone / Pinewood site was assessed as green - no flood
risk. This is untrue and the issues with standing water etc are openly acknowledged by
DCCC yet they never adjusted the initial site assessment to reflect this. Therefore the
initial assessment and any decisions based on it are flawed. Para 101 of the NPPF
states that a sequential flooding test should be carried out before allocation of sites.
Was this done?
Why is there such a high high housing density on the Gritsone Road - Pinewood Road
site compared to lower levels on other sites including Halldale Quarry. Other brown
field sites that were put forward have not been included at this stage. Instead they
will be 'windfall' (additional) sites that do not contribute towards the required
overall housing numbers and so do not reduce pressure on greenfields. These include
HC2(i) Land at Slinter Mining Ltd, Cromford Hill, 28 dwellings / HC2(j) Land at Bridge
Garage, Darley Bridge 13 dwellings / HC2(z) Land at Matlock Transport, Northwood
Road, Northwood 14 dwellings. Also the Whitworth Institute have offered land that
has not been included. Even though development of this site would be invaluable to
maintaining the adjoining local amenity.
SUGGESTED CHANGE TO PLAN
Revisit the brown field sites that have been excluded now that new information has
come forward and use them to contribute to the OAN total instead of being used as
windfall sites.
Increase the housing density proposed for the large brownfield sites.
Remove the highly contentious Gritstone / Pinewood Road site from off the local plan.
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Legal
Compliant
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Officer Comment

Recommendation

No

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

3096/579

Kevin John
Knight

DS4 Land off
Gritsone
RoadPinewood
Road Matlock

Yes

REPRESENTATION
The site DS4 Land off Gritsone Road-Pinewood Road Matlock seems to have been
included simply to make up the numbers despite being all green field, subject to the
most objections of any site, Voted to be removed by the advisory committee the full
council ignored everything and voted this site back in, This was the only site that
having been voted out by the advisory committee was overuled.It feels to that this
site is keeping the plan together. How can the Local plan be sound if the removal of
just one site would mean it fails? The plan is unsound because the inclusion of this
site is not sustainable or viable. The local plan does not include detail or reassurances
about meeting future infrastructure requirements. It mentions consultation with
Derbyshire County Council as the statutory highways and education authority who
have raised no objections to the district wide plan but this does not concentrate on
the impact to specific areas, it only seems to look at the impact as averaged out
across the district as a whole. But it is quite clear the Matlock has huge issues with
lack of GP appointments, school places and road networks that are pushed to the
limits already. Simply pushing through a plan without due regard to the specific,
localised impact on individual towns seems ridiculous.
SUGGESTED CHANGE TO PLAN
The highly contraversial and undeliverable site DS4 Land off Gritsone Road-Pinewood
Road Matlock should be removed from the plan and replaced by a number of smaller
brown field sites which have the support of local residemts and inexplicably been
removed from the draft plan
Its inclusion is contrary to many NPPF policies and indeed policies within DDDC’s own
proposed local plan. The plan is unsound because inclusion of this site is unsound,
unsustainable and unviable.
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Compliant
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Officer Comment

Recommendation

No

No

SUPPORT

See Officer Comments in Respect of
Rep No. 5664/2

No Change

DS4 Land off Gritstone Road/Pinewood Road, Matlock

3584/488

Sally Allen

DS4

No

REPRESENTATION
In terms of legally compliant, I can find no evidence that an adequate Sustainability
Appraisal Report has been completed. It is clear that it has been scoped - Scoping
Report April 2016 - but the actual report has not been made available to the public.
In terms of it being unsound;
It has not been 'Positively prepared' but simply forced through at the behest of the
developers, for example the site size was increased at the request of the developers
without a revised boundary map being published or consulted on. It is very clear that
the entire local plan is wholly dependant on this particular site being included and I
quote the head of the planning committee when objections were raised at a public
meeting "to not include this particular site will be to shoot a missile through our
whole plan". How can a plan be sound if it is so dependant on one site which is
proving to have so many failings? In addition, whilst consultation reports have been
prepared in conjunction with Derbyshire County Council these work on a number of
assumptions regarding infrastructure such as the requirement for a new primary
school and that a large proportion of residents will use public transport, cycle or walk.
There are no specifics to these requirements detailed - where will the new primary
school be built, who will pay to build it, can DCC afford to run it? How on earth will
residents walk and cycle to such a site a the top of a very steep incline? - none of
these issues have been addressed. The plan has to be unsound when it totally
depends on included a site that is unsustainable and unviable on many levels.
In terms of the plan being justified, again this links to the inherent problems with the
HC2v site - the site has been assessed as having no flood risk but it has since been
acknowledged by both DDDC and the developers that this is not the case. Therefore
the site cannot be justified based on its original assessment. In addition, the
proposals for site HC2v seem to be unjustified when compared to other sites - why is
there such a high density of housing on a greenfield site? Why are brown field sites
that are now available being dismissed - HC2(i), HC2(j), HC2(z),Northwood Lane and
Whitworth Institute - in favour of developing greenfield sites? All of the
aforementioned sites are offered for development but are not included. Why has the
proposal of a New Garden Village not been fully investigated or even given due
consideration?
I feel that the Local Plan is not effective as it will cause an unbalance across certain
areas of the Derbyshire Dales with 50% of the area having to take 100% of the
allocation and this has not been fought adequately - our neighbouring areas within
the Peak Park must be made to take some of the building requirements.
SUGGESTED CHANGE TO PLAN
In order to make the plan legally compliant and sound the following needs to happen:
The Sustainability Report needs to be completed and issued for public consultation
prior to any plan being finalised - if this has been completed already it is not obviously
available to the public.
Site HC2v needs to be removed from the plan due to all of its inherent problems 979

Contrary to this representation a
sustainability appraisal was published
for public consultation at the same
time as the local plan.
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flooding, loss of wildlife, difficult access (both for residents and whilst in
construction), the remoteness of the site meaning that there will be a high reliance on
car transport therefore not meeting national guidelines on green transport not to
mention the 100% loss of a greenfield site when brownfield alternatives are not
included.
In order to make up the shortfall, the density of housing on brownfield sites should be
increased as well as included other brownfield sites not yet part of the Local Plan these must be included rather than used as 'windfall'.
Additionally, the very sound proposal of a New Garden Village should be reinvestigated.
I also ask that central government acknowledge the pressures being placed on the
Derbyshire Dales by the limitations in place on development within the Peak District there are areas within the national park where villages are dying, schools and shops
are closing as there are not enough young families as no affordable housing is being
constructed. The mis-match cannot be common sense!
Finally I wish to state that I also support the technical statement that is being
prepared and submitted separately by the Wolds Action Group.
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Legal
Compliant

Sound
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Representation

Officer Comment
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No

Yes

SUPPORT

Comments relating to the potential
traffic implications of the allocated
development at Halldale Quarry are
noted. Policy DS5 requires
development to be subject to a
transport assessment and travel plan.
These studies would give a clearer
picture of the potential impacts of the
traffic implications of the proposed
development. Further details
regarding the mitigation of any
adverse impacts identified would need
to be addressed at planning
application stage. The site at Cawdor
Quarry benefits from an extent
planning permission for a mised used
development comrpimising of over
400 dwellings and 1 hectare of
employment land.

No Change

DS5 Land at Halldale Quarry/Matlock Spa Road, Matlock

5781/715

Paul Roe
Mr

DS5

Yes

REPRESENTATION
I believe that policy DS5 is not effective as it allows for over development of the site
with regard to the volumes of traffic that will be generated. The policy does take into
account the increase in traffic through Oker and Snitterton that has been caused by
the building of the Sainsbury store. In addition the policy does not require the
developer to provide mitigation for increased traffic through Oker and Snitterton, DS5
only requires the developer to produce travel plans, and look at cycle routes and
provide a detailed junction design. In the planning inspectors report in 2005 it was
recommended that Hall Dale Quarry is deleted from the plan as it would result in
visual intrusion from Matlock Bank and result in traffic problems along Snitterton
Road. The report rightly points out that Snitterton Road is 'essentially a country lane'
wh 'a difficult horizontal and vertical alignment and restricted width'. At the time of
the 2005 report the proposals for Hall Dale Quarry were for considerably less
development than is currently proposed.
SUGGESTED CHANGE TO PLAN
I would remove DS9 and the site at Cawdor Quarry and instead develop only at Hall
Dale Quarry and and amend policy DS5 to require the developer to provide future
mitigation measures for any increase in traffic through the Hamlets of Snitterton and
Oker so that traffic levels do not exceed the current levels.
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Compliant
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Yes

Yes

SUPPORT
Appreciate how well the Plan manages to balance the need of ton and countryside by
doing it's utmost to restrict development to brownfield sites and avoid encroachment
into the countryside. However I am concerned that because of the National Park
effect we are proposing to build more houses in Matlock than the employment
situation supports. This will lead to much greater travelling distances as people living
in Matlock travel to work in the larger towns /cities around such as Sheffield,
Chesterfield, Derby and Nottingham. Particularly concerned that DS5 & 9 are not
strong enough in protecting the small hamlets to the south and west from becoming
and alternative route to avoid the bottlenecks of Matlock and the A6. In particular
DS5 & 9 will deliver upward of 1000 car movements at rush hour through Matlock. To
avoid a large proportion of these attempting to go through Bonsall and Snitterton will
require much stronger policy statements in DS5 & 9 the only alternative being a
reduction in numbers of houses built south of the river. On a smaller point part of
the site HC2 Permanite works to the west juts out into the surrounding countryside
which would make it very difficult to adhere to policy PD5. Removing this but leaving
the rest of HC2 would better maintain the landscape character.

Support for the plan is welcomed.
Concerns regarding the national park
effect are noted. The District council
has calculated the OAN for the District
using the standard methodology set
out in the NPPG.The NPPF is clear in
it’s requirement for Local Planning
Authorities to make every effort to
meet their objectively assessed
housing need unless any adverse
impacts of doing so would significantly
and demonstrably outweigh the
benefits.

No Change

DS5 Land at Halldale Quarry/Matlock Spa Road, Matlock

6126/561

Paul Thompson

DS5 & DS9

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN

The NPPF is very clear that great
weight should be given to conserving
the landscape and scenic beauty and
restricting development in locations
such as National Parks taking account
of their statutory purposes - national
park policy reflects this and limits
opportunities for development
accordingly. The level of development
likely to come forward over the plan
period has been agreed with the Peak
District National Park at 400 units - this
strategic policy approach is in
accordance with the NPPF and will
only change with a significant change
of policy at a national and
subsequently at a local level.
With regards to strategic site
allocation DS5 and DS9 both require a
transport assessment and travel plan
to be undetraken as part of the
development process. Detailed issues
such as access would be dealt with at
planning application stage. The site
allocated under HC2(W) has been
through an extensive assessment
process as part of the SHELAA. It was
assessed as developable. The
allocation is therefore wholly
appropriate.
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Yes

Yes

SUPPORT
DS5 Land at Halldale Quarry
We welcome the inclusion in this policy for the requirement for a range of
environmental assessments and the provision of green infrastructure and open space
which will help to protect and enhance the biodiversity interest of this site. We note
that this site contains open mosaic habitat (on previously developed land) which is a
priority habitat and we suggest that the planned ecological mitigation for the site
considers the protection of and opportunities to enhance this habitat so that it meets
the provisions of local plan policy PD3: Biodiversity and Natural Environment and
paragraph 117 of the National Planning Policy Framework.

Support welcomed -any detailed
mitigation requirements in respect of
ecological aspects of this site will need
be prepared as part of the preparation
of a planning application for this and
will have to satisfy this policy
requirement.

No Change

DS5 Land at Halldale Quarry/Matlock Spa Road, Matlock

2152/229

Mrs Roslyn
Deeming
Natural England

DS5

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Legal
Compliant
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Officer Comment
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No

Yes

SUPPORT

Comments relating to Policy DS5 are
noted. Changes to the policy wording
will be made accordingly to read:
'Provision of a comprehensive
landscape and biodiversity mitigation
plan, including the retention of key
landscape and ecological features'

Policy changed to read:
'Provision of a comprehensive
landscape and biodiversity
mitigation plan, including the
retention of key landscape and
ecological features'

DS5 Land at Halldale Quarry/Matlock Spa Road, Matlock

1199/655

Kieron Huston
Derbyshire
Wildlife Trust

DS5

Yes

REPRESENTATION
The policy needs to be strengthened to avoid a net loss of biodiversity.
SUGGESTED CHANGE TO PLAN
The policy needs to be amended to include the following:- 'Provision of a
comprehensive landscape and biodiversity mitigation plan, including the retention of
key landscape and ecological features'
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Legal
Compliant

Sound

Compliant
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Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

Comments relating to the potential
traffic implications of the allocated
development at Halldale Quarry are
noted. Policy DS5 requires
development to be subject to a
trasnport assessment and travel plan.
Further details regarding access would
be dealt with at planning application
stage.

No Change.

DS5 Land at Halldale Quarry/Matlock Spa Road, Matlock

5980/760

Edwin Julian
Wallbank

DS5

Yes

REPRESENTATION
Whilst I believe that the Local Plan is generally sound, I believe that Policy DS5 does
not give sufficient consideration to the effects of the development on the traffic flows
in Snitterton Road.
Development of Halldale and Cawdor Quarries (Policies DS5 and DS9) will
result in the construction of approximately 690 dwellings and 3 hectares of
employment land with access onto Matlock Spa Road and Snitterton Road. This scale
of development will have detrimental effects on the local roads and in particular on
Snitterton Road through Snitterton and Oker.
Snitterton Road is a narrow country lane, only single-track in places, with many
narrow blind bends and with houses very close to the road. There are no footways
and the road cannot carry much traffic. Traffic counts by the County Council have
shown that the Annual Average Daily Traffic on Snitterton Road increased by about
25% between 2006 and 2009. At some times of the day, the traffic had increased by
up to 48%. This significant increase was presumably due to the construction of
Sainsbury’s store at the foot of Matlock Spa Road.
The large increase in traffic flow following the opening of Sainsbuy’s shows that
Snitterton Road is an attractive through route for many vehicles, so it is to be
expected that the residents and businesses in Halldale Quarry would frequently use
the road. Also, as congestion increases on the A6 north of Matlock, more and more
vehicles will use Snitterton Road as an alternative route.
Traffic entering and leaving the Halldale Quarry site would be considerably more than
that passing on Snitterton Road. I suggest, therefore, that any developer be required
to change the road priorities at the quarry entrance, so that Matlock Spa Road sweeps
round into the quarry, with Snitterton Road (West) joining at a T-junction. I believe
that this T-junction should be designed so as to make turning movements between
Snitterton Road and the quarry unattractive - or preferably banned.
Such a layout would, I believe, reduce the traffic to and from the quarry using
Snitterton Road. It would, however, cause some inconvenience for local traffic on
Snitterton Road wishing to enter the quarry. Nevertheless, this would be far
preferable to the problems which the extra traffic flows would cause.
At the meeting of the Central and Northern Area Planning Committee on 29th June
2010, it was resolved that grant of planning permission for the then proposed
development of Halldale Quarry (10/00039/OUT) should be dependent on, among
other things, a Section 106 agreement requiring the developer to pay for mitigation
measures on Snitterton Road to reduce traffic flows. These measures would be
triggered if the Annual Average Daily Traffic flows increased by about 35% above the
2009 figures (1,015 vehicles). Possible mitigation could take the form of narrowing
the straighter lengths of Snitterton Road to single track with a footway and with
intervisible passing places.
SUGGESTED CHANGE TO PLAN
985

The transport evidence base report
(available
at:http://www.derbyshiredales.gov.uk
/images/documents/L/Local%20Plan%
20evidence%20base%20docs%20July%
202016/Derbyshire_Dales_Transport_
Final_Version_28_June_2016.pdf)
considers the impacts of the proposed
allocations on the transport network.
Whilst there are increased traffic
predicitions for Matlock Policy HC20
has been included within the Local
Plan as a means of introducing
interventions to minimise single
occupancy car use. Sustainable
transport interventions will also be
undertaken in order to reduce the
impacts. Crown Square junction and
Matlock Green junction are identified
within the study as being likely to
require cpapacity improvements. DCC
as Highways Authority have not
objected to the proposed level of
development, taking into account the
evidence on key junctions.
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Policy DS5 should be revised to include the following additional bullet points:
Realignment of Matlock Spa Road and Snitterton Road at the site entrance to change
priority such that Matlock Spa Road sweeps into the site with Snitterton Road joining
at a T-junction, as agreed with the Highway Authority.
Developer contributions towards the provision of traffic mitigation measures on
Snitterton Road through Snitterton and Oker.
Such a revision would reduce the adverse effects of development of the
quarry.
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No

Yes

SUPPORT

It is considered that the current policy
as written ensures development of the
site will not harm ecological features.
The policy requires the submission of
an ecological assessment as a means
of identifying any potential impact
upon nature conservation interests
and whether any mitigation is
required. Furthermore, the Plan
should be read as a whole when
determining planning applications.
Policy PD3 ensures that development
will protect existing biodiversity and
ecological features.

No Change required

DS5 Land at Halldale Quarry/Matlock Spa Road, Matlock

2736/262

Kim Miller
National Trust

DS5

Yes

REPRESENTATION
At the last round of consultation National Trust commented that the proposed
strategic site allocations include a number of former quarries which are likely to have
nature conservation value in their own right. In particular we requested that Cawdor
and Halldale quarries are considered as sites for combined recreation and
biodiversity. This suggestion has not been carried forward by the Council.
Policy DS9 relating to Cawdor Quarry contains the following requirement:
“Provision of a comprehensive landscaping plan, including the retention of key
landscape and ecological features”.
Policy DS5 Halldale Quarry contains a similar provision but omits the text requiring
retention of “ecological features”. This falls short in relation to NPPF paragraph 109
(third bullet point) on minimising impacts on biodiversity and providing net gains
where possible. By contrast, paragraph 8.17 in the introductory text to Policy DS5
highlights the particular opportunity to conserve and potentially enhance biodiversity
in this location.
SUGGESTED CHANGE TO PLAN
Amend bullet point 6 of Policy DS5 to say:
“Provision of a comprehensive landscaping plan, including the retention of key
landscape features and the conservation and enhancement of existing ecological
features.”
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SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
outlines mitigation measures to
adhere to where the quality of the
groundwater could potentially be
affected. The issue raised is covered
within Policy PD9 and therefore it is
considered that no changes are
required to be made to individual site
policies for development as the Local
Plan should be read as a whole when
considering proposals for
development.

No Change

DS5 Land at Halldale Quarry/Matlock Spa Road, Matlock

3139/223

Gemma Gaskell
United Utilities

DS5

Yes

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy DS5 the Derbyshire Dales Pre-Submission Draft Local Plan have been identified
as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The SHELAA assessment of the site
recognises that this long standing
allcoation has some wildlife interests
which need to be addressed as part of
the development of the site - but given
the long standing allocation and the
brownfield nature of this site it was
considered that, on balance, it was a
suitable site for allocation within the
Local Plan.

No Change

DS6 Land off Middleton Road/Cromford Road, Wirksworth

3443/482

Naomi Doughty
Environment
Agency

DS6

Yes

No

REPRESENTATION
The Environment Agency is a Specific Consultation Body for all stages of Local Plan
preparation. We have a statutory remit to ensure enhanced biodiversity in the water
environment, as set out in the Environment Act 1995.
We do not consider the Derbyshire Dales Local Plan to be sound on the basis that the
ecological value of existing habitats on-site has not been assessed and understood.
The Sustainability Assessment (Table 4.5, Page 49) states the following for housing
allocation DS6 Land off Middleton Road / Cromford Road:
“A potential significant negative effect is identified in relation to SA3 (biodiversity).
The development is likely to result in the irreversible loss of open mosaic habitats. The
policy requires an ecological appraisal and Local Plan Policy PD3 Biodiversity and the
Natural Environment will ensure that any mitigation required will be put in place and
a net increase in biodiversity on site is sought. The site lies within a designated RIGS
site (72). This will be considered as a part of the ecological assessment and
appropriate mitigation, such as preserving access to the RIGS site, put in place via
Local Plan Policy PD3 Biodiversity and the Natural Environment. However, due to the
potential irreversible loss of habitats, a potential significant negative effect remains.”
In the absence of site-specific ecological information, we do not consider the Local
Plan to be consistent with national planning policy as it does not demonstrate the
necessary safeguards for the environment as required by paragraph 176 of the
National Planning Policy Framework (NPPF).
Therefore, the Local Plan has not demonstrated that the proposed strategic housing
land allocation is deliverable, as required by paragraph 173 of the NPPF. The Local
Plan should also adhere to the requirements of paragraph 152 of the NPPF by
providing mitigation measures for the potential unavoidable habitat loss, or
compensatory measures if necessary, for this strategic housing land allocation.
As there has been no ecological assessment undertaken, the Environment Agency is
unable to say with certainty that the open mosaic habitat on-site falls within our remit
(water-based habitat). Should it be demonstrated that the habitat is terrestrial only
then we will review our position accordingly as Natural England and Derbyshire
Wildlife Trust are the lead for terrestrial habitat.
SUGGESTED CHANGE TO PLAN
To ensure that this Local Plan is sound, Derbyshire Dales District Council should
commission a full ecological assessment to establish the quantity and quality of openmosaic habitat present on the site that would be adversely impacted by development.
The ecological assessment should set out whether impacts can be mitigated and, if
required, compensated for or offset. This information will determine whether the site
is deliverable and inform any site-specific policy wording.
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Policy DS6 sets out that one of the
criteria that developmt of the site will
need to address is the provision of an
ecological assessment - both desk and
fiedl based to idneifty any important
habitats/species and appropriate
mitgation measures - this will subject
to review during the determiantion of
any planning application and subject
to consultaiton with the relvant
agencies to determine whther the
mitigation measures are considerd
appropriate. It is anticipated that
aplanning application for the
development of this site will be
submitted to the District Council in
January 2017.
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Given the mixed-use nature of this
development it is considered wholly
appropriate that Policy DS6 includes
within it a phasing requirement such
that it clear how and when the
employment and none residential
elements of the proposals are likely to
come forward such - without such a
requirement the developer's of the
site would only seek to delver the
residential element.

No Change

DS6 Land off Middleton Road/Cromford Road, Wirksworth

1396/633

Neil Beards
Tarmac Trading
Limited

DS6

Yes

No

REPRESENTATION
See First City letter dated 19th September, 2016
The second bullet point of policies DS6 and DS7 requires 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. Whilst our Client are confident over the suitability of
the employment land the delivery of all of the employment land and local centre uses
are market dependant and not considered appropriate for inclusion within a phasing
element of the scheme.
SUGGESTED CHANGE TO PLAN
The second bullet point of Policy DS6 requires a detailed phasing programme covering
the entire site to ensure the provision of the employment and residential
development concurrently or as otherwise agreed with the Council. Whilst Tarmac are
confident over the suitability of the employment land the delivery of all employment
land and local centre uses are market dependent and not considered appropriate for
inclusion within a phasing element of the scheme.
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Comments related to policy DS6 are
noted. Changes to the policy wording
will be made accordingly to read:

Modify Policy DS6 to read:

DS6 Land off Middleton Road/Cromford Road, Wirksworth

1199/657

Kieron Huston
Derbyshire
Wildlife Trust

DS6

Yes

No

REPRESENTATION
The development of this area will result in significant biodiversity impacts and these
will need to be addressed in full. At the moment the policy is not in our view strong
enough to ensure that biodiversity loss is fully mitigated and compensated, especially
with regard to any need that may arise for off-site compensation.
SUGGESTED CHANGE TO PLAN
The policy needs to be clearer with respect to the avoidance of a net loss of
biodiversity at the site. We consider that the wording of the policy should be
amended to read as follows:'Provision of a comprehensive landscaping plan, including the retention of landscape
and ecological features, including the provision of a substantial landscape buffer
between the development and Local Wildlife Site DD451, which sits within the northwestern boundary of the site, and compensation for any residual biodiversity impacts
at the site'.
'Developer contributions towards the provision of infrastructure, education services,
biodiversity compensation, and other community services including open space as
required'.
'Ecological assessments (i.e. desk and field based assessments, habitats/species
assessment, mitigation and compensation proposals)'
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'Provision of a comprehensive
landscaping plan, including the
retention of landscape and ecological
features, 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 a comprehensive
landscaping plan, including the
retention of landscape and
ecological features, 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'.

'Developer contributions towards the
provision of infrastructure, education
services, biodiversity compensation,
and other community services
including open space as required'.

'Developer contributions towards
the provision of infrastructure,
education services, biodiversity
compensation, and other
community services including open
space as required'.

'Ecological assessments (i.e. desk and
field based assessments,
habitats/species assessment,
mitigation and compensation
proposals)'

'Ecological assessments (i.e. desk
and field based assessments,
habitats/species assessment,
mitigation and compensation
proposals)'
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

Comments regarding the strategic site
allocations DS6-7 are noted. The
infrastructure needs associated with
the proposed allocation are being
reviewed with the relevant agencies
including Highways. There will be
opportunities for WTC and other
bodies to comment on proposals as
they are brought forward through the
planning application process and to
see to what extent the application
complies with the principles in the
WNP.

No Change

DS6 Land off Middleton Road/Cromford Road, Wirksworth

2831/89

Paul Jennings
Wirksworth
Town CouncilClerk

DS6

Yes

No

REPRESENTATION
Our primary concerns in respect of the DDLP 2016 relate to the strategic site
allocations DS 6 & 7, namely land at Middleton Road and at Middle Peak Quarry
coupled with policy EC5 “Regenerating an Industrial Legacy”. This latter inclusion
clearly allows for a future expansion of the present strategic allocation, subject to
planning approval. The present housing numbers of some 700 units (126 at Middleton
Road with 645 at Middle Peak) represent a substantial increase of the original housing
stock allocation which was agreed within the Wirksworth Neighbourhood plan and
community consultation. Whilst it is accepted that there may be viability factors and
planning considerations that alter that number, nevertheless there will be a clear
need to strategically appraise the town`s infrastructure in respect of highways,
schools, medical facilities, car parking, retail outlets and sporting facilities etc.
It is essential that the development sites identified for Wirksworth are subject to
development briefs to ensure that they are in accordance with the policies identified
in the Wirksworth Neighbourhood Plan. The impact of major housing expansion such
that of Middle Peak Quarry require a traffic impact assessment by Derbyshire County
Council in advance of the commencement of building; travel plans to allow for
sustainable travel should also be drawn up. In addition appraisals should be carried
out on the local drainage and sewage treatment facilities. Sites of Special Scientific
Interest within the allocated housing land should be identified early on and offered
protection.
In respect of Middle Peak Quarry it is important that DDDC takes into account the
national and local planning policies of Derbyshire County Council that seek to protect
mineral resources of national and local importance.
SUGGESTED CHANGE TO PLAN
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There is now reference to minerals
within the policy and supported by
DCC.
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Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
mitigation measures to adhere to
where the quality of the groundwater
could potentially be affected. The issue
raised is covered within Policy PD9 and
therefore it is considered that no
changes are required to be made to
individual site policies for
development as the Local Plan should
be read as a whole when considering
proposals for development.

No Change

DS6 Land off Middleton Road/Cromford Road, Wirksworth

3139/214

Gemma Gaskell
United Utilities

DS6

Yes

Yes

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy DS6 in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT
DS6 Land of Middleton Road /Cromford Road Wirksworth
Natural England welcomes the provision in the policy for a comprehensive landscape
plan which includes the retention of landscape and ecological features. We note that
the Sustainability Appraisal has identified a potential significant result with respect to
the irreversible loss of open mosaic habitats on this site which is a priority habitat and
we suggest that the landscape plan and any planned ecological mitigation for the site
considers the protection of and opportunities to enhance this habitat so that it meets
the provisions of local plan policy PD3: Biodiversity and Natural Environment and
paragraph 117 of the National Planning Policy Framework.

Support welcomed.

No Change

DS6 Land off Middleton Road/Cromford Road, Wirksworth

2152/228

Mrs Roslyn
Deeming
Natural England

DS6

Yes

Yes

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

SUPPORT

Comments related to the lack of
infrastrucutre to support the level of
housing proposed within Wirksworth
are noted. Throughout the plan
preperation process key infrasructure
providers have been consulted. No
formal objections have been made.
Policy S11 also seeks to ensure that
infrastructure will be in place at the
right time to meet the needs of the
District. No changes to the allocations
at Wirksworth are therefore
recommended.

No Change

DS6 Land off Middleton Road/Cromford Road, Wirksworth

5878/616

Ken and Jo
Green

8.25

Yes

No

REPRESENTATION
The existing facilities and services within the town will not be able to cope with the
addition of over 600 new households at Middleton Quarry in addition to the 128
proposed in DS6
SUGGESTED CHANGE TO PLAN
It is not sound as an assumption is being made, incorrectly, that the existing services
and facilities will be able to cope with the additional households. No apparent
consideration has been given to schooling, medical facilities or parking in the town.
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development are noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
mitigation measures to adhere to
where the quality of the groundwater
could potentially be affected. The issue
raised is covered within Policy PD9 and
therefore it is considered that no
changes should be made to individual
site policies for development as the
Local Plan should be read as a whole
when considering proposals for
development.

No Change

DS7 Land at Middle Peak Quarry, Wirksworth

3139/211

Gemma Gaskell
United Utilities

DS7

Yes

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy DS7 in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

Comments related to the traffic
implications of development are
noted. Throughout the plan
preperation process key infratsructure
providers have been consulted. No
formal objections have been made.
Policy S11 also seeks to ensure that
infrastructure will be in place at the
right time to meet the needs of the
District. The site has been through an
extensive assessment process within
the SHELAA and the number allocated
is deemed wholly appropiate. No
changes to the allocations at Middle
Peak Quarry are therefore
recommended.

No Change.

DS7 Land at Middle Peak Quarry, Wirksworth

5878/615

Ken & Jo Green

8.29

Yes

REPRESENTATION
While the plan indicates that consideration needs to be given to traffic implications, a
not unreasonable estimate of an average of 2 vehicles per household would give 1300
additional vehicles attempting to use small roads and inadequate junctions
SUGGESTED CHANGE TO PLAN
Much lower housing allocation accessing onto Middleton Road
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Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

Comments relating to Policy DS7 are
noted. Changes to the policy wording
will be made accordingly to read:

Changes to the policy wording will
be made to read:

DS7 Land at Middle Peak Quarry, Wirksworth

1199/653

Kieron Huston
Derbyshire
Wildlife Trust

DS7

Yes

REPRESENTATION
Policy does not ensure no net loss of biodiversity as this is likely to require substantial
off-site compensation.
SUGGESTED CHANGE TO PLAN
The policy wording needs to be strengthened by being more explicit about the need
for biodiversity compensation.
We would like to see the following amendments to the policy:'Developer contributions to address any net loss of biodiversity within the site
through off-site biodiversity compensation'
'Ecological assessment (i.e. desk and field based assessments, habitat/species
assessments, mitigation and compensation proposals'

998

'Developer contributions to address
any net loss of biodiversity within the
site through off-site biodiversity
compensation'
'Ecological assessment (i.e. desk and
field based assessments,
habitat/species assessments,
mitigation and compensation
proposals'

'Developer contributions to
address any net loss of biodiversity
within the site through off-site
biodiversity compensation'
'Ecological assessment (i.e. desk
and field based assessments,
habitat/species assessments,
mitigation and compensation
proposals'
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

Given the mixed-use nature of this
development it is considered wholly
appropraite that Policy DS7 includes
within it a phasing requriement such
that it clear how and when the
employment and none residential
elements of the proposals are likley to
come forward such - without such a
requirement the developers of the
site would only seek to deliver the
residential element.

No Change

DS7 Land at Middle Peak Quarry, Wirksworth

1396/631

Neil Beards
Tarmac Trading
Limited

DS7

Yes

REPRESENTATION
See First City Letter dated 19th September, 2016.
SUGGESTED CHANGE TO PLAN
The second bullet point of Policy DS7 requires a detailed phasing programme covering
the entire Middle Peak site, such a programme to ensure the provision of the
employment development and residential development concurrently or as otherwise
agreed with the District Council. Whilst Tarmac are confident over the suitability of
the employment land the delivery of all of the employment land and local centre uses
are market dependent and not considered appropriate for inclusion within a phasing
element of the scheme.
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

No

SUPPORT

Views that DS7 is not legally
compliant, not compliant with the
Duty-to-Cooperate nor sound are
noted however no further comments
to sustantiate this have been made.

No Change

DS7 Land at Middle Peak Quarry, Wirksworth

6240/425

William Bevan

DS7

No

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
Middle Peak Quarry - As noted in the education comments above, the scale of new
housing growth proposed for Wirksworth would require additional primary school
places to be provided to accommodate additional pupils from the proposed housing
developments. However, neither infant school site can be expanded, although there is
some space at the junior school. DCC has previously safeguarded land at The
Meadows in Wirksworth for a potential new school site but the physical extent of the
site is insufficient to accommodate a new school of the scale required to meet
housing growth in Wirksworth. The site has since been denotified by DCC.

Comments supporting policy DS7 and
the particular reference to the
provision of a replacement primary
school for Wirksworth are noted and
welcomed.

No Change.

DS7 Land at Middle Peak Quarry, Wirksworth

2745/78

Steve Buffery
Derbyshire
County Council

DS7

Yes

Given the scale and extent of the Middle Peak Quarry site and the proposed area that
has been identified in the allocation, it is considered that the proposed allocation may
have potential to accommodate a new primary school to meet the future growth
needs that are proposed in the PSDP for Wirksworth. The increase in proposed
housing provision on the site from 220 to 645 dwellings could provide appropriate
justification for the provision of a new primary school on the site to serve both the
needs of new pupils generated by the housing development itself and other housing
growth identified for Wirksworth. DCC’s Officers would welcome the opportunity to
explore this potential further with DDDC and the site owners / promoters (Tarmac).
In the meantime, it is welcomed and supported that Policy DS7: Land at Middle Peak
Quarry has been amended from that set out in the DLP, to include recognition that
the proposed housing allocation would require ‘the provision of a replacement
primary school for Wirksworth’.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
This quarry is inactive and has been for around 20 years. Derbyshire County Council’s
Officers have been informed by the quarry’s owners (Tarmac Ltd) that they do not
have any plans to restart working minerals at this quarry in the foreseeable future.
The quarry has remaining reserves of around 29 million tonnes of Carboniferous
Limestone. The total land bank of aggregate limestone in Derbyshire is around 750
million tonnes. Although, in the context of the overall land bank, the reserves at
Middle Peak Quarry are not highly significant, their sterilisation would still have
implications, as the Carboniferous Limestone is an important resource in national
terms. It will be important that this issue is taken fully into account in the assessment
of the suitability of this proposal.

Comments regarding the allocation at
Middle Peak Quarry and support for
the wording of Policy DS7 and
supporting text which requires
redevelopment proposals to have due
regard to the impact of development
on the existing mineral resource are
noted. Policy DS7 includes a specific
bullet point stating 'Development shall
have regard to the impact on the
existing mineral resource' which
addresses comments made previously
by Derbyshire County Council.

No Change.

DS7 Land at Middle Peak Quarry, Wirksworth

2745/60

Steve Buffery
Derbyshire
County Council

DS7

Yes

In the context of the above, Policy MP17 of the adopted Derby and Derbyshire
Minerals Local Plan (DDMLP): Safeguarding Resources states that:
‘The mineral planning authority will resist proposals for any development which
would sterilise or prejudice the future working of important economically workable
mineral deposits except where:
1) There is an overriding need for the development; and 2) Where prior extraction of
the mineral cannot be reasonably undertaken, or is unlikely to be practicable or
environmentally acceptable.
Where the development of land for non-mineral purposes is considered essential and
proven mineral deposits would be permanently sterilised, planning permission for
prior extraction will be granted provided this does not prejudice the timing and
viability of the proposed development and does not lead to unacceptable effects.’
In November 2014, DCC and Derby City Council published a consultation paper as part
of the Emerging Derbyshire and Derby Minerals Local Plan entitled: Towards a
Strategy for Safeguarding Minerals Resources. The paper includes a draft policy for
minerals safeguarding, ‘SMP6: Draft Emerging Approach for Mineral Safeguarding,
which should be taken into consideration in any determining of planning applications.
In the context of the above and DCC Officers’ previous comments on Policies H2 (bb)
and DS7 in the DLP, it is welcomed that the supporting text to Policy DS7 now includes
appropriate reference to the fact that, in accordance with Policy MC17 of the adopted
Derby and Derbyshire Minerals Local Plan, proposals for the redevelopment of the
site should have due regard to the impact of development on the existing mineral
resource; and an additional criterion has been added to the Policy which highlights
the need to ensure that any new development of the site should have regard to the
impact on the existing mineral resource.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

The purpose of the Policy requirement
as currently proposed is that there is a
scale of facilities that seek to serve
residents on the site and with the
exception of the school not necessarily
a wider area. The developers will need
to justify the scale of development
being proposed. Notwithstanding
viability issues the extent of the
complimentary development should
be proportionate to the overall scale
of development at Middle Peak and
not have an adverse impact upon the
town centre.

No Change

DS7 Land at Middle Peak Quarry, Wirksworth

1396/638

Neil Beards
Tarmac Trading
Limited

DS7

Yes

REPRESENTATION
See First City letter dated 19th September, 2016.
The proposal for Middle Peak Quarry should include a retail based local centre
providing all or some of the uses stated.
The description of Policy DS7 refers to mixed use development comprising
approximately 645 dwellings and community facilities. However as we have stated
previously through the technical evidence base that has been prepared, we consider
that for a development of this size it should include a retail based local centre
providing some or all of the following uses:
a. Use Class A1 Retail (no single unit in excess of 300m2 and not more than 1000ms in
total).
B. Use Class A3 Restaurants/ Café /A4 drinking establishments (not more than 500 m2
and no more than on drinking establishment;
c. Use Class D1 non-residential institution/ community facilities (up to 750m2) and an
enterprise centre incorporating small start up office nits (Use class A2 Financial and
Professional Services; Use Class Bla and B1b and B1c, including live work units) not
more than 500m2 in total
SUGGESTED CHANGE TO PLAN
As above

Whilst the principle of some on-site
retail development is acceptable, and
is referred to in the policy this amount
of retail floorspace could be
considered to be a significant amount
of additional floorspace, and as such
the scale should be proportionate to
the needs of the development and not
be such that it has an impact upon
Wirksworth Town Centre – this would
need to be tested by way of retail
capacity and retail impact assessment
as the amount of floorspace would be
above the thresholds set out in the
Local Plan and Neighbourhood Plan.
In terms of the restaurants/café
proposals - some form of
restaurant/public house may be
complimentary to any on-site retail
provision, but the scale needs to be
justified, be proportionate and not
have an adverse impact upon the town
centre.
In principle the policy supports the
provision of some employment
development on the site but the scale
would need to be justified, such that it
is compliments the scale of
development on the site, and does not
unduly reduce the overall number of
dwellings.
It is considered that at this time that
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without any reasoned justification that
it is unnecessary to modify Policy DS7.
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Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

Yes

SUPPORT

Comments regarding the potential
impacts upon the Dale Quarry Sites of
Special Scientific Interest notified for
its geological features are noted.
Whilst the protection of geological
features and SSSI's are included within
other policies such as PD3: Biodiversity
and the natural environment, the
District Council agrees it would be
useful to emphasise the Importance of
the site and how important it is to
retain its geological features. It is
recommended that the additional
wording to Policy DS7 is accepted.

Amend bullet point 6 of DS7 to
include additional wording as
follows:
"Provision of a comprehensive
landscaping plan including
retention of landscape, ecological
and geological features"

DS7 Land at Middle Peak Quarry, Wirksworth

2152/227

Mrs Roslyn
Deeming
Natural England

DS7

Yes

REPRESENTATION
DS7 Land at Middle Peak Quarry, Wirksworth
Natural England welcomes the provision in the policy for the requirements to mitigate
adverse effects on the integrity of the Gang Mine SAC and the provision of green
infrastructure and open space which will help to protect and enhance the biodiversity
interest of this site.
We also welcome the provision for a comprehensive landscape plan which includes
the retention of landscape and ecological features. However as this site includes the
Dale Quarry Site of Special Scientific Interest notified for its geological interest and a
Regionally Important Geological Site we advise that the landscape plan should also
fully consider the geological features of the site and set out detailed mitigation
measures and a future management strategy for the SSSI including the provision of
access to the geological interest features. In addition this includes open mosaic
habitat (on previously developed land) which is priority habitat and we suggest that
any planned ecological mitigation for the site considers the protection of this habitat.
These additions will ensure that the policy meets the provisions of local plan policy
PD3: Biodiversity and Natural Environment and paragraph 117 &118 of the National
Planning Policy Framework.
SUGGESTED CHANGE TO PLAN
We suggest the following should be included in bullet point 6 of policy DS7:
•
Provision of a comprehensive landscaping plan including retention of
landscape, ecological and geological features
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Policy/Para
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APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

no

yes

SUPPORT

Comments regarding the stratgeic site
allocations DS6-7 are noted. The
infrasructure needs associated with
the proposed allocation are being
reviewed with the relevant agencies
including Highways. There will be
opportunities for WTC and other
bodies to comment on proposals as
they are brought forward through the
planning application process and to
see to what extent the application
complies with the principles in the
WNP.

No Change

DS7 Land at Middle Peak Quarry, Wirksworth

2831/814

Paul Jennings

DS7

yes

REPRESENTATION
Our primary concerns in respect of the DDLP 2016 relate to the strategic site
allocations DS 6 & 7, namely land at Middleton Road and at Middle Peak Quarry
coupled with policy EC5 “Regenerating an Industrial Legacy”. This latter inclusion
clearly allows for a future expansion of the present strategic allocation, subject to
planning approval. The present housing numbers of some 700 units (126 at Middleton
Road with 645 at Middle Peak) represent a substantial increase of the original housing
stock allocation which was agreed within the Wirksworth Neighbourhood plan and
community consultation. Whilst it is accepted that there may be viability factors and
planning considerations that alter that number, nevertheless there will be a clear
need to strategically appraise the town`s infrastructure in respect of highways,
schools, medical facilities, car parking, retail outlets and sporting facilities etc.
It is essential that the development sites identified for Wirksworth are subject to
development briefs to ensure that they are in accordance with the policies identified
in the Wirksworth Neighbourhood Plan. The impact of major housing expansion such
that of Middle Peak Quarry require a traffic impact assessment by Derbyshire County
Council in advance of the commencement of building; travel plans to allow for
sustainable travel should also be drawn up. In addition appraisals should be carried
out on the local drainage and sewage treatment facilities. Sites of Special Scientific
Interest within the allocated housing land should be identified early on and offered
protection.
In respect of Middle Peak Quarry it is important that DDDC takes into account the
national and local planning policies of Derbyshire County Council that seek to protect
mineral resources of national and local importance.
SUGGESTED CHANGE TO PLAN
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There is now reference to minerals
within the policy and supported by
DCC.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

SUPPORT
1.
Bamford Property Limited (BPL) considers the Plan has been positively
prepared in setting out its strategy. 2.
BPL considers the Plan is justified. The
allocation of DS1, DS8, EC1A(a), EC1A(f) represents a strategy which will deliver a
sustainable development at the airfield site which is the most appropriate strategy
when considered against reasonable alternatives. 3.
BPL considers the Plan
is effective in relation to the allocation of the airfield site for the following reasons:
3.1
The Pls strategy in relation to the airfield site will be deliverable over the Plan
period. BPL and the other principal landowner of the airfield site are committed to
working together to bring forward Phase 1 and Phase 2 for comprehensive
development during the life of the Plan. 3.2
Outline planning permission will
shortly be granted for Phase 1 following completion of the Section 106 Agreement.
3.3
The landowners are in discussion with the Council regarding the early
delivery of the access junction into the site and the delivery of the link road through
to the industrial estate. This will not only open up the site for development but will
also deliver significant benefits to the industrial estate at an early stage. 3.4 The
extensive studies which have been undertaken by the landowners professional
consultant team to support the outline planning application for Phase 1 have
confirmed that there are no technical constraints which will prevent the delivery of
Phase 1 and Phase 2 during the Plan period. 3.5
The landowners have been
working with their retained agents who have advised of good market interest in the
site. The landowners are now moving forward to identify a development partner to
bring forward Phase 1 of the development. The landowners are also giving
consideration to the timescales for bringing Phase 2 forward through the planning
process (including the submission of a planning application). In this respect the
landowners intend to commence discussions with the Council shortly. 3.6 The
landowners are keen to work with the Council to bring forward the site on a
comprehensive basis and there is no reason why the site cannot be delivered within
the Plan period. 4.
BPL considers the Plan and the allocations for the airfield
site are consistent with national planning policy. In particular:- 4.1 The
development of the site will deliver a mixed use development of a scale that will
create a sustainable development with a real sense of place. The development will
deliver:- a wide choice of market and affordable housing; - a significant
range of skilled employment opportunities; the provision of social,
recreational and community facilities in a safe and accessible environment; - the
co-location of the housing, employment, recreational and community facilities
together with the enhanced public transport and pedestrian linkages within the
locality and the town centre mean that the development will be sustainable in
transport terms. 4.2
The creation of a sustainable inclusive and mixed
community will fulfil the social aspect of sustainable development; 4.3
The
significant improvements to the existing industrial estate that will result from the
development of the airfield site, the significant further employment opportunities
offered by the development at the site as well as the significant benefits to the local
economy from the substantial housing that will be delivered on the site will clearly
satisfy the economic aspect of sustainable development; 4.4The technical studies
undertaken by the landowne professional team have identified no unacceptable
impacts from the development and the potential for opportunities for enhancement.
The development therefore satisfies the environmental aspect of sustainable
development. 4.5
The development of the airfield site in accordance with
allocations DS1, DS8, EC1A(a) and EC1A(f) clearly represents sustainable development

Support for the allocation at the
Ashbourne Airfield is welcomed.

No Change

DS8 Land at Ashbourne Airfield (Phase 2), Ashbourne

5187/474

James Ingestre
Bamford
Property
Limited

DS8 - strategic
allocation
Ashbourne
Airfield (Phase
2)

Yes
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and is fully consistent with national planning policy.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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The AECOMM traffic and
transportation study provides the
evidence base for the strategic impact
of the development proposals in the
Derbyshire Dales Local Plan. This takes
account of traffic survey data in
'neutral' months (Neutral months are
those less subject to seasonal
variations. They are taken as being
March, April, May, June, September
and October; outside of school
holidays. (Source: How the National
Road Traffic Estimates are Made
(Department for Transport, 2007)) in
accordance with the national
guidance. The conclusions in the
study, do however inidcate that there
is likley to be a significant impact upon
the Derby Road/Strusron Road in
Ashbourne junction - however DCC as
highwasy authority did not object to
the scale of imapct and as such it is
considered that there is no justifibale
reason why any of the allocations
should be delted from the Local Plan.
Policy DS 1 and DS8 both include
requiremetns for the submission of
detailed transpot assessments and
travel plans which should include 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.

No Change

DS8 Land at Ashbourne Airfield (Phase 2), Ashbourne

6297/681

graham briggs

8.34

Yes

REPRESENTATION
The plan proposes over 1500 dwellings which is an increase of 47%. The traffic
assessment evidence base to support this is significantly flawed, stating that critical
junctions are at or less than 51% capacity at peak flow, however, I understand that
this assessment was carried out in january. Peak flows in neutral months could be
expected to be significantly higher and, during peak summer months probably higher
still. A survey should be repeated during neutral months. Currently the assessment
does not support a conclusion that the existing road structure is able to accommodate
a 47% increase in traffic
SUGGESTED CHANGE TO PLAN
Repeat traffic survey during neutral months to confirm that existing critical junctions
have sufficient capacity to cope with a 47% increase in dwellings in Ashbourne
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Comments regarding the transport
needs of Ashbourne are noted. Policy
S11 aims to ensure new infrastrucure
is in place at the right time to support
the needs of the District and to
support the development strategy.
This includes transport infrastructure
to address congestion and support
growth identified in the Local Plan. In
addition the District Council will
continue to be in dialogue with
Derbyshire County Council.

No Change

DS8 Land at Ashbourne Airfield (Phase 2), Ashbourne

6279/506

Richard
Webster
Richard
Webster
Nutrition Ltd

8.34

Yes

REPRESENTATION
There is no way that that Ashbourne town centre roads or routes to Derby, Belper,
Leek or Uttoxeter can cope with an additional 1100 households without major traffic
congestion. Most residents will have to commute to work out of the Ashbourne area
and all routes are already congested. This will force traffic onto back lanes which are
narrow, winding and unsafe for large traffic volumes. Before any such development is
undertaken Ashbourne needs a bypass to the Buxton road and a bypass connecting
the Derby Road with the Belper Road. In addition the Ashbourne Derby road probably
needs to be upgraded to a dual carrageway.
SUGGESTED CHANGE TO PLAN
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Comments regarding the access to the
Cawdor Quarry allocation are noted.
The Plan should be read as a whole
and therefore the restrictions on
access detailed within the preamble of
Policy DS9 are sufficient to ensure that
vehicular accesss will only be
permitted from the East. Policy DS9
also requires the preparation of a
transport assessment and travel plan
alongside the submission of an
application. No change recommended.

No Change

DS9 Land at Cawdor Quarry, Matlock

5977/402

Mr Graham Hall

8.38

REPRESENTATION
In the preamble to Policy DS9 under the heading 'Land at Cawdor Quarry, Matlock
there is a statement that ' Although a former access road served the Permanite
factory from the west vehicular access to the (sic) serve the development site will only
be permitted from the East off Matlock Spa Road. This requirement should be spelt
out as one of the specific conditions under policy DS9. The condition should be
suitably worded to restrict access/egress to or from the site off Matlock Spa Road at
whatever stage of the development process of Cawdor Quarry and Permanite Works whether at initial site clearance/remediation, during main construction or upon
completion.
SUGGESTED CHANGE TO PLAN
I have not attempted to compose the suggested wording for the additional condition
described in question 6. I believe this would be a task best undertaken by an expert in
drafting legal text.
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Support for policy DS9 is welcomed.

No Change

DS9 Land at Cawdor Quarry, Matlock

6245/441

Ms Jane
Woolley

DS9

REPRESENTATION
We appreciate the decision to restrict development to the brownfield sites at Cawdor
Quarry & Permanite and to avoid encroachment into the neighbouring countryside on
the edge of the Peak District National Park (PD5), and protect the character of the
landscape.
SUGGESTED CHANGE TO PLAN
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Comments relating to the potential
traffic implications of the allocated
development at Halldale Quarry are
noted. Policy DS9 requires
development to be subject to a
transport assessment and travel plan.
Further details regarding access would
be dealt with at planning application
stage. An ecological assessment is also
required by policy DS9 and this will
take account concerns regarding the
SSSI at planning application stage. The
Derbyshire Dales Local Plan should be
read as a whole document. The
preamble to policy DS9 restricts the
access of the site to the East off
Matlock Spa Road and this provides
sufficient restriction.

No Change.

DS9 Land at Cawdor Quarry, Matlock

5980/759

Edwin Julian
Wallbank

DS9

REPRESENTATION
Whilst I believe that the Local Plan is generally sound, I believe that Policy DS9 does
not give sufficient consideration to the effects of the development on the traffic flows
in Snitterton Road, nor to a Site of Special Scientific Interest.
1.
Development of Halldale and Cawdor Quarries (Policies DS5 and DS9) will
result in the construction of approximately 690 dwellings and 3 hectares of
employment land with access onto Matlock Spa Road and Snitterton Road. This scale
of development will have detrimental effects on the local roads and in particular on
Snitterton Road through Snitterton and Oker.
Snitterton Road is a narrow country lane, only single-track in places, with many
narrow blind bends and with houses very close to the road. There are no footways
and the road cannot carry much traffic. Traffic counts by the County Council have
shown that the Annual Average Daily Traffic on Snitterton Road increased by about
25% between 2006 and 2009. At some times of the day, the traffic had increased by
up to 48%. This significant increase was presumably due to the construction of
Sainsbury’s store at the foot of Matlock Spa Road.
The large increase in traffic flow following the opening of Sainsbuy’s shows that
Snitterton Road is an attractive through route for many vehicles, so it is to be
expected that the residents and businesses in Cawdor and Halldale Quarries would
frequently use the road. Also, the development of other housing allocation sites in
Matlock will increase traffic flows generally. As congestion increases on the A6 north
of Matlock, more and more vehicles will use Snitterton Road as an alternative route.
Thus, a significant extra volume of traffic can be expected to use Snitterton Road,
especially during peak hours.
At the meeting of the Central and Northern Area Planning Committee on 29th June
2010, it was resolved that grant of planning permission for the then proposed
development of Halldale Quarry (10/00039/OUT) should be dependent on, among
other things, a Section 106 agreement requiring the developer to pay for mitigation
measures on Snitterton Road to reduce traffic flows. These measures would be
triggered if the Annual Average Daily Traffic flows increased by about 35% above the
2009 figures (1,015 vehicles). Possible mitigation could take the form of narrowing the
straighter lengths of Snitterton Road to single track with a footway and with
intervisible passing places.
2.
The existing access road which formerly served the Permanite factory from
the West must be closed to all vehicular traffic from the new development. This is
vital in order to avoid wholly unsuitable traffic flows through Oker. Paragraph 8.38 of
the Draft Local Plan refers to such closure, but there is no mention in Policy DS9.
3.
At the western end of the Cawdor Quarry and Permanite sites there is a Site
of Special Scientific Interest along the boundary. Although referred to in Paragraph
8.38 of the Draft Local Plan, there is no mention in Policy DS9. Development of the
site should be designed to avoid affecting this area.
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SUGGESTED CHANGE TO PLAN
Policy DS9 should be revised to include the following additional bullet points:
Developer contributions towards the provision of traffic mitigation measures on
Snitterton Road through Snitterton and Oker.
Closure of the former access road West of the development site.
Preparation of a plan to avoid adversely affecting the Site of Special Scientific Interest.
Such a revision would reduce the adverse effects of development of the
quarry.
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Support for the allocation at Cawdor
Quarry is welcomed. With regard to
the specific features for protection
under bullet point 5 this level of detail
would be dealt with at planning
application stage.Within the preamble
to the policy it states that
development will need to take into
account the SSSI, this will provide
sufficient protection. The specific
detail including the amount of material
taken from, or brought into the site
during initial preparatory works would
be taken into account as part of the
planning application.

Within DS9 bullet point 8 to be
amended as follows:
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.

DS9 Land at Cawdor Quarry, Matlock

6026/560

Martin H
Seddon

DS9: Land at
Cawdor
Quarry

REPRESENTATION
The plan is generally sound, additions to Policy criteria suggested.
SUGGESTED CHANGE TO PLAN
The restriction of the strategic site allocation to brownfield land at Cawdor Quarry is
supported. The Permanite site abuts open countryside, grazing land and may be
overlooked from the nearby Peak District National Park. Currently the traditional
limestone walls and vegetation provide a strong edge and visual screening for the site
within the flatter land in the Derwent Valley. It is suggested that bullet point 5 should
read:
Provision of a comprehensive landscaping plan, including the retention of key
landscape and ecological features such as the limestone boundary walls, boundary
trees and shrubs and established woodland.
The County Council's Historic Environment Record (HER) previously supplied to
Derbyshire Dales District Council reveals that the locality has a particular
concentration of heritage assets. These include (with HER reference):
12715 Moated site and fishponds, Snitterton scheduled ancient monument
12716 Manor Farmhouse, Snitterton Grade 2 listed building
12717 Shrunken medieval village, Snitterton
12718 Snitterton Hall, grade 1 listed 16th/17th century Manor House
12725 Possible enclosures associated with lead mines
12741 Milestone, Snitterton grade 2 listed building
12742 Bull ring, Snitterton
12757 Orchard Sough tail, Snitterton – underground drain for Oxclose lead mines
On that basis bullet point 8 should read:
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.
The site includes a SSSI. Whilst this is mainly for its geology there are fishing lakes and
other wildlife habitats within its boundary. For that reason bullet point 12 should
read:
Ecological Assessment (ie desk and field based assessments, habitats/species
assessments/mitigation proposals) including assessment of the impacts of
development on the integrity of the SSSI.
In view of the potential impact of excessive HGV movements on the local road
network and in the interest of the free flow of traffic and highway safety it would be
desirable to limit the amount of material taken from, or brought into the site during
initial preparatory works. For this reason the final bullet point should read:
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
1015

Comments relating to the submission
of a Historic Environment Assessment
are noted. It is recommended that
bullet point 8 is amended to widen it's
phrasing as follows:
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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forward for development. The remediation strategy to include measures to treat and
recycle materials on site.
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Whilst the principle for the
redevlopment of Cawdor has been
long established such a scheme of the
scale envisaged although having
economic benefits the evidence from
the Retail Floorsapce study indicates
that in relation to f loorspace capacity
to support new comparison floorspace
of 452 sq.m net emerges by 2030,
growing to 1,332 sq.m by 2033. The
advice goes on that growth in
expenditure forecast in the longer
term should be treated with caution
given the inherent uncertainties in
predicting the economy’s performance
over time. As such there is no capacity
for the amount of retail and leisure
floorspace advocated Matlock.

No Change

DS9 Land at Cawdor Quarry, Matlock

5304/541

n/a
Williams
Management
Services Ltd

Policy DS9

REPRESENTATION
The redevelopment and regeneration of Cawdor Quarry is of acknowledged strategic
importance to the Borough. It is critical to the Local Plan's spatial strategy and overall
vision.
Although Cawdor Quarry benefits from extant planning permission for 432 dwellings,
this approved scheme has not proven to be viable for a number of reasons. The
permitted scheme does not respond to the need for additional retail, leisure and
business floorspace in Matlock. Furthermore, the overall design concept does not
reflect the local housing market as it exists now and has therefore compromised
delivery for a substantial period of time. There is potential for a further uplift in
housing numbers together with the incorporation of retail, leisure and commercial
floorspace which will benefit the wider community of Matlock and make the most
efficient use of a previously developed site. In failing to support this, the plan is not
sound.
SUGGESTED CHANGE TO PLAN
Policy DS9 should apply to a wider site area as described in representations to Policy
HC2. It should also make reference to the development capacity of the site as follows:
•
790 dwellings dwellings;
•
a minimum of 30,000sqm retail and leisure floorspace; and
•
a minimum of 3,000sqm commercial office floorspace.
Such a mixed-use development has the potential to create some 1,268 jobs (net) in
sectors that will contribute to the economic diversification of the Derbyshire Dales
area. The housing element would make a substantial contribution towards meeting
the Borough’s full OAN. There are no known technical site-specific reasons to prevent
all of this land coming forward for development.
The release of the strategically important site through a strategic site allocation would
ensure that it comes forward in a comprehensive manner as a logical extension to
Matlock town centre.
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Comments regarding the protection of
heritage assets within close proximity
to the allocation at Cawdor Quarry are
noted.It is recommended that wording
of bullet point 8 within DS9 is
amended to the following in order to
widen the protection ptovided by the
policy: 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.

Within DS9 bullet point 8 to be
amended as follows:
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.

DS9 Land at Cawdor Quarry, Matlock

6165/405

Simon Haslam
and Catherine
Alcock

DS9

REPRESENTATION
The principle of development at Cawdor Quarry, as set out through Policy DS9: Land
at Cawdor Quarry, Matlock is supported, however concerns are raised that the policy
is not sound. The policy as currently written is not positively prepared and consistent
with achieving sustainable development through the protection and enhancement of
the natural, built and historic environment, nor is it consistent with national policy,
again in respect of the environmental role of sustainable development, sustaining and
enhancing the role of heritage assets.
Policy DS9 rightly sets out a list of matters which the proposed development scheme
will need to demonstrate compliance with. The list includes reference to 'the
submission of an Historic Environment Assessment to consider the impact of
development on Snitterton Hall'. This is supported however, it is considered that it
does not go far enough to ensure the protection and enhancement of the historic
environment.'
The proposed development of Cawdor Quarry is located approximately 400m to the
east of a group of related designated heritage assets. These include the Grade 1 listed
Snitterton Hall, which is referred to in the policy, but also includes the Grade 2 listed
Garden Walls of Snitterton Hall, the Grade 2 listed Snitterton Manor Farmhouse, and
a scheduled moated site and fishponds. This complex of nationally important heritage
assets provide evidence for origins and development of a medieval manorial site; such
sites were a cornerstone of the agricultural economy and the ability to experience
them in agricultural surroundings contributes to their significance.
Residential development of Cawdor Quarry clearly has the potential to cause
noticeable change within the surroundings of these heritage assets; the impact on the
group of assets as a whole, not just Snitterton Hall, needs to be assessed in full
through the submission of any future application made on the site
SUGGESTED CHANGE TO PLAN
In order to ensure a sound policy, it is requested that the paragraph of concern,
within Policy DS9, is amended to read:
" The submission of an Historic Environment Assessment to consider the impact of
development on the Grade 1 Snitterton Hall, the Grade 2 listed Garden Walls of
Snitterton Hall, the Grade 2 listed Snitterton Manor Farmhouse, and scheduled
moated site and fishponds."
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Comments regarding the potential
impacts upon the Cawdor Quarry Sites
of Special Scientific Interest notified
for its geological features are noted.
Whilst the protection of geological
features and SSSI's are included within
other policies such as PD3: Biodiversity
and the natural environment, the
District Council agrees it would be
useful to emphasise the Importance of
the site and how important it is to
retain its geological features. It is
recommended that the additional
wording to Policy DS9 is accepted.

Amend bullet point 5 of DS9 to
include additional wording as
follows:
"Provision of a comprehensive
landscaping plan including
retention of key landscape,
ecological and geological features"

DS9 Land at Cawdor Quarry, Matlock

2152/225

Mrs Roslyn
Deeming
Natural England

DS9

REPRESENTATION
DS9 Cawdor Quarry
Natural England welcomes the provision for a comprehensive landscape plan which
includes the retention of landscape and ecological features. However as this site
includes the Cawdor Quarry Site of Special Scientific Interest notified for its geological
interest we advise that the landscape plan should also fully consider the geological
features of the site and set out detailed mitigation measures and a future
management strategy for the SSSI including the provision of access to the geological
interest features. This addition will ensure that the policy meets the provisions of
local plan policy PD3: Biodiversity and Natural Environment and paragraph 118 of the
National Planning Policy Framework.
SUGGESTED CHANGE TO PLAN
We suggest the following should be included in bullet point 5 of policy DS9:
•
Provision of a comprehensive landscaping plan including retention of
landscape, ecological and geological features
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Comments relatingto the preservation
of the Historic Environment with
regard to development at Cawdor
Quarry are noted. The Debryshire
Dales Local Plan should be read as a
whole document. Policy DS9 requires a
Historic Environment Assessment to
be completed. It also requires
development to be in compliance with
Adopted Local Plan Policies. Policy PD2
seeks to protect scheduled
monuments, registered historic parks
and gardens and non-designated
heritage assets. Pd6 offers protection
to trees and the requirement to
replace any which it is deemed
acceptable to be removed as part of
development. PD3 seeks to protect,
manage and where possible enhance
the biodiveristy and geological
resources of the Plan area including
SSSIs.

No Changes.

DS9 Land at Cawdor Quarry, Matlock

5781/716

Paul roe

DS9

REPRESENTATION
NPPF requires that the local plan should Conserve and Enhance the Historic
Environment. Policy DS9 make no provision to protect the medieval fields that lie on
the west boundary of the Cawdor Quarry site, adjacent to the National Park
boundary. In addition these fields have protected monuments located within them
and DS9 make no specific requirement to protect these fields and the monuments. In
addition DS9 does not require any development within the quarry to be screened
from the National Park or require existing screening (trees) to be retained or added to
so that any development is screened from the national park. Finally the DS9 misses an
opportunity for the existing SSSI to be extended by a few meters to allow it to form a
natural barrier between any quarry development and the Fields and national park to
the west of the quarry, this would clearly Enhance the Historic Environment.
SUGGESTED CHANGE TO PLAN
Policy DS9 should be ammended to state.
All existing trees on the west boundary of the Quarry should be retained and added
to, so that the devlopment is not visable from the National Park that lies to the west
of the Quarry.
Part of the site on the west boundary should be cleared and allowed to be returned to
nature so that the existing SSSI can be extended to form a boundary between the
devlopment at the fields that lie to the west of the quarry.
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It is felt that these policies offer
adequate protection to the features
mentioned at Cawdor Quarry and
therefore no changes to policy DS9 are
recommended.
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Comments relating to the vehicular
access to the Cawdor Quarry
development are noted. The
Derbyshire Dales Local Plan should be
read as a whole document. It is
therefore sufficient that restrictions to
access be stated in the pre-amble to
the policy. Accordingly no changes are
recommended.

No Change

DS9 Land at Cawdor Quarry, Matlock

5977/712

Mr Graham Hall

Paragraph 8.2
and policy DS9

REPRESENTATION
In the preamble to policy DS9 under the heading 'Land at Cawdor Quarry, Matlock'
there is a statement that 'Although a former access road served the Permanite factory
from the west vehicular access to the (sic) serve the development site will only be
permitted from the East off Matlock Spa Road.'
This requirement should be spelt out as one of the specific conditions under Policy
DS9. The condition should be suitably worded to restrict access/egress to or from the
site off Matlock Spa Road at whatever stage of the development process of Cawdor
Quarry and Permanite Works- whether at initial site clearance/remediation, during
main construction or upon completion.
SUGGESTED CHANGE TO PLAN
I have not attempted to compose the suggested wording for the additional condition
described in question 6. I believe this would be a task best undertaken by an expert in
drafting legal text.
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Comments regarding the access to the
Cawdor Quarry allocation are noted.
The Plan should be read as a whole
and therefore the restrictions on
access detailed within the preamble of
Policy DS9 are sufficient to ensure that
vehicular accesss will only be
permitted from the East. Policy DS9
also requires the preparation of a
transport assessment and travel plan
alongside the submission of an
application. No change recommended.

No Change

DS9 Land at Cawdor Quarry, Matlock

6053/435

Stephen
Piddington

DS9

REPRESENTATION
The preamble to DS9 comments on restricting access from the East to the proposed
development on the Cawdor / Permanite site. However, this requirement is not
covered in the list of specific conditions under policy DS9 and should be detailed
there.
SUGGESTED CHANGE TO PLAN
The conditions of DS9 should restrict traffic access to prevent overuse of local narrow
lanes.
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Comments relating to Policy DS9 are
noted. Changes to the policy wording
will be made accordingly to read:

Changes to the policy wording will
be made to read:

DS9 Land at Cawdor Quarry, Matlock

1199/652

Kieron Huston
Derbyshire
Wildlife Trust

DS9

REPRESENTATION
The policy is not strong enough to ensure that there will be no net loss of biodiversity
at the site.
SUGGESTED CHANGE TO PLAN
We consider that the policy should be strengthened by including the potential need
for proposals to include not just biodiversity mitigation but also compensation and
that this may require developer contributions. The wording could be changed as
follows:'Developer contributions towards the provision of infrastructure, educational services
and other community services and green space and biodiversity as required'
'Ecological assessment (i.e. desk and field based assessment, habitat/species
assessment and mitigation and compensation proposals'.
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'Developer contributions towards the
provision of infrastructure, educational
services and other community services
and green space and biodiversity as
required'
'Ecological assessment (i.e. desk and
field based assessment,
habitat/species assessment and
mitigation and compensation
proposals'.

'Developer contributions towards
the provision of infrastructure,
educational services and other
community services and green
space and biodiversity as required'
'Ecological assessment (i.e. desk
and field based assessment,
habitat/species assessment and
mitigation and compensation
proposals'.
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Thank you for consulting United Utilities on the Derbyshire Dales Local Plan PreSubmission Draft Plan. We have reviewed the document and would like to take the
opportunity to make you aware of a number of groundwater Source Protection Zones
within your local authority boundaries, which will need to be afforded due regard in
the future development of sites.

Comments regarding the awareness of
Groundwater Source Protection Zones
(SPZ's) when considering proposals for
development is noted. PD9: Pollution
Control and Unstable Land addresses
the situation where groundwater is
present on a development site and
mitigation measures to adhere to
where the quality of the groundwater
could potentially be affected. The issue
raised is covered within Policy PD9 and
therefore it is considered that no
changes should be made to individual
site policies for development as the
Local Plan should be read as a whole
when considering proposals for
development.

No Change

DS9 Land at Cawdor Quarry, Matlock

3139/201

Gemma Gaskell
United Utilities

DS9

United Utilities have a number of water abstraction boreholes situated within the
Derbyshire Dales area. The Environment Agency have defined Source Protection
Zones (SPZs) for these groundwater sources, which are used for public drinking water
supply purposes.
The aim should be to avoid siting potentially damaging activities in the most sensitive
locations from a groundwater protection viewpoint. Groundwater SPZ’s show where
there may be a particular risk from polluting activities on or below the land surface to
the water abstraction.
Policy DS9in the Derbyshire Dales Pre-Submission Draft Local Plan have been
identified as being within a groundwater Source Protection Zone.
When assessing proposals for development within each of these proposed allocations,
I would urge you to refer to the Environment Agency’s Groundwater Source
Protection Zones Map (available online at http://apps.environmentagency.gov.uk/wiyby/default.aspx) together with the document ‘Environment Agency
Groundwater protection: Principles and practice (GP3)’ to ensure any impact of
development on groundwater quality in the area is best managed. The document
encourages planners, developers and operators to consider the groundwater
protection hierarchy in their strategic plans and when proposing new development.
REPRESENTATION
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

No

No

No

SUPPORT

The Government has set a clear policy
objective to boost housing delivery
and this will imply a range of local
authorities delivering at rates
exceeding those seen historically.
Delivery of 322 dpa would represent
stock growth of 0.9% per annum which
is a level which a range of local
authorities within the region and
nationally have achieved historically.
Leaving aside constraint-based factors,
GL Hearn do not consider that this
level of provision would be
unachievable from a market
perspective.

No Change

Appendix 3 - Housing Trajectory

2568/147

Darren Archer
Ashbourne
Neighbourhood
Plan

Appendix 3:
Housing
Trajectory

REPRESENTATION
We have made these comments at the previous consultation. However as we have
been told that these were not recorded we will make them again, briefly, for the
record.
Our critical concern with the plan is deliverability. It is very clear to us, following the
issues experienced by Amber Valley and their plan, that deliverability is critical to the
success of any plan. Yet there is still little to no evidence to support the sites put
forward or support them being brought forward within the plan period.
In fact the evidence points to the contrary that there are clear and apparent issues
over deliverability. For examples sites are being put forward in this plan that were in
the previous local plan but never built on. Yet they are put forward again here, more
in hope than belief we fear, to meet need but what has changed? And more
importantly where is the evidence to demonstrate these sites are now deliverable?
Then there is the housing trajectory data, in particular the graph presented to
demonstrate build rates. It suggests that over the plan period just under 307 units will
be built on average every year, with peaks of up to 811 in 2018/2019. Government
data for house completions in the Derbyshire Dales shows that since 2005 to present
day the average completion rate is only 129 units per year, while the peak has never
been higher than 180. So despite strong statistical data to the contrary the local plan
claims dales will be building at an average rate 137% higher than at any time during
the previous 11 years. With peaks in excess of 6 times the average build and 4 ½ times
higher than the peak for those 11 years. Putting aside the logistics of building that
many houses in a time of financial uncertainty. Where is the evidence, the strong
evidence, to support such a massive increase in build rates?
We then address the housing number itself. A recent Housing need assessment for
Ashbourne shows that Ashbourne's need is just over 800 units over the plan period.
The local plan is proposing well over that number for Ashbourne with little
justification other than the desire to meet a district wide need. This argument is
simplistic and does nothing to address the issues of sustainability or deliverability.
While the extra homes may be meeting a district need. If the demand for those
houses is from Bakewell, Matlock, Wirksworth or even Sheffield is Ashbourne the
most sustainable place to build them? Furthermore if there isn't a local demand or
market for those houses who is going to build them?
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

Yes

Yes

SUPPORT

The Government has set a clear policy
objective to boost housing delivery
and this will imply a range of local
authorities delivering at rates
exceeding those seen historically.
Delivery of 322 dpa would represent
stock growth of 0.9% per annum which
is a level which a range of local
authorities within the region and
nationally have achieved historically.
Leaving aside constraint-based factors,
it is considered that this level of
provision would not be unachievable
from a market perspective. To achieve
a five year supply will inevitably result
in a steep increase in the level of
development in the short-term, and
the rate of development has been
discussed and generally agreed with
each of the landowners/developers of
the allocated sites.

No Change

Appendix 3 - Housing Trajectory

707/656

Nick Dibben

4.31 Table 3,
and Appendix
3

REPRESENTATION
There is no box for other comments? Appendix 3 cannot be probable, or likely. In the
4 years 2017/18 to 20/21 you are told to expect completions of 2601 dwellings, an
average of 650 dwellings a year. The current average is 134. A more likely outturn
over the plan period is something of the order of 3500 completions than the 6024 in
the revised Appendix 3. Given this substantial overhang of land availability, can you
use this as an argument to ensure development that does occur is at the locations of
the allocations in the plan? as there is unlikely to be a shortage of land. I appreciate
that this is something of a game, if you planned for a realistic outturn your plan would
be rejected by the inspector.
SUGGESTED CHANGE TO PLAN
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Rep No.

Name/
Organisation

Policy/Para
No.

APPENDIX 3

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Yes

No

Yes

SUPPORT

The Government has set a clear policy
objective to boost housing delivery
and this will imply a range of local
authorities delivering at rates
exceeding those seen historically.
Delivery of 322 dpa would represent
stock growth of 0.9% per annum which
is a level which a range of local
authorities within the region and
nationally have achieved historically.
Leaving aside constraint-based factors,
GL Hearn do not consider that this
level of provision would be
unachievable from a market
perspective.

No Change

Appendix 3 - Housing Trajectory

6212/254

Mr Jonathan
Jenkin
Planning Deisgn
Ltd

APPENDIX 3
HOUSING
TRAJECTORY

REPRESENTATION
A review of housing completions in the District over the last 30 years indicates that
the level of house building to be delivered in the period 2017/8 to 2020/21 is
unrealistic. Whilst landowners and developers will have aspitations for their sites;
with national growth forecasts of 2% remaining through to 2020/21; it is difficult to
see where these completions will come from. In the last 3 years 402 homes have been
completed in the District- 134 per year. To raise this to 534 in 2017 and as high as 821
by 2018/9 is surprising. Many of the sites do not have any permission and few have
detailed planning permission. On most no start has been made. Whilst housing
completions are expected to rise the rate of increase is likely to be more gradual and
will in part depend on whether housing for rent will form a significant part of the mix.
At present within the District, no house builders are building for rent for the private
rented sector. With the provision of affordable housing constrained by government
policies (particularly in relation to housing association rents and spending limits) and
the constraints on Councils' ability to build council houses it is difficult to see where
the expected explosion in house building is going to come from.
Housing trajectories must be realistic. Given immediate uncertainties it would be
prudent to see a gradual increase in house building reaching perhaps 520/522 per
year over the period 2020-2030. the current housing trajectory is likely to be missed
early in the Plan period which could lead to further speculative house building
pressures.
SUGGESTED CHANGE TO PLAN
Review and revisit the evidence base that forms part of the SHELAA and the
calculation of the Five Year Housing Land Supply.
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

POLICIES
MAPS

Yes

No

Yes

SUPPORT

Conservation Area Appraisal review to
re-consider the Conservation Area
boundary is a different process
separate to the Local Plan.

No Change

Appendix 5 - Policies Maps

6212/279

Mr Martin Ellis

REPRESENTATION
As a separate request I would be very grateful if you would consider the exclusion of
the area marked on attached plan 2 from the Brailsford Conservation Area boundary.
I have not submitted a response to this effect via the online Local Plan survey, as no
part of the draft Plan currently discusses the Brailsford Conservation Area, however I
understand that the local authority has the ability to review its Conservation Area
boundaries when necessary, an exercise it has undertaken in Cromford, Brassington
and other places as part of the current Local Plan review. The justification for
requesting a change to the Conservation boundary is set out below.
The historical significance and character of the buildings around The Green and their
associated open spaces, as set out in the original committee report and
accompanying character statement when the Conservation Area was designated in
1996, are fully acknowledged. However the small area of land in question adjacent to
Fieldhead sits somewhat separate to these key features and was presumably only
included in theboundary because at that time it formed part of a larger field
extending eastwards. The land is now separated by a substantial hedgerow (see aerial
photograph below). Visually, it relates more to Fieldhead than the historic buildings
and landscape features to the south east. The site is also well screened from the A52
by a substantial hedgerow.
SUGGESTED CHANGE TO PLAN
The land attached to field head house Main Road Brailsford should be excluded from
the Brailsford Conservation Boundary
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Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

Proposals
Map S3

Yes

No

Yes

SUPPORT
No Comment

Comments regarding the exlcusion of
Stancliffe Hall from the Settlement
Development Boundary of Darley Dale
are noted.

No Change

Appendix 5 - Policies Maps

2221/494

Ms Deboroah
Fern OBE

REPRESENTATION
Whilst we support the Council’s view that Darley Dale is identified as a Local Service
Centre and therefore can accommodate new development, we object to the
Settlement Boundary for Darley Dale as identified on the Draft Proposals Map as this
excludes the sustainable site of land at Stancliffe Hall which is identified on Plan 1
(submitted under separate cover). The site at Stancliffe Hall is very sustainable in that
it is located on the edge of Darley Dale with existing housing on three sides and is
within easy access to everyday services such as schools, shops, employment, bus
services etc. Whilst we have not submitted representations specifically on Policy S6
Strategic Housing Supply we consider that smaller sites such as land at Stancliffe Hall
are needed to ensure that a minimum 5 year housing land supply is met at all times
during the Plan period. The site at Stancliffe Hall is deliverable, achievable and
available and accordingly this sustainable site should be included within the
Settlement Boundary.
SUGGESTED CHANGE TO PLAN
The site at Stancliffe Hall should be included in the settlement boundary for Darley
Dale, it is a sustainable site, well located to services and facilities and can contribute
towards the Council's 5 year housing land supply.
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Paragraph 4.23 in the Derbyshire Dales
Local Plan Pre Submission Draft sets
out the criteria for the inlcusion of
sites within defined Settlement
Development Boundaries - whilst this
site forms part of the extensive
grounds of a hall it is considered that
the inclusion of the site within the
Settlement Boundary is not warranted
because it consists of a historically
sensitive landscape which in the
context of the surrounding are reads
as being more countryside than part of
the built up fabric of Darley Dale.
The site was submitted to the Call for
Sites and was subject to an extensive
assessment as part of the SHELAA. This
assessment concluded that the site
was undevelopable due to the impacts
on the historic environment. It is
therefore appropiate that the land be
excluded from the boundary. No
changes recommended

Appendix 5 Page

Rep No.

Name/
Organisation

APPENDIX 3

Policy/Para
No.

Legal
Compliant

Sound

Compliant
with Duty to
Cooperate

Representation

Officer Comment

Recommendation

map S3
Brailsford

Yes

No

Yes

SUPPORT

Comments regarding the Settlement
Development Boundary for Brailsford
are noted. The preamble to policy S4:
Development within Defined
Settlement Boundaries provides
details on the criteria used to define
the extent of the settlement
development boundaries. This makes
it clear that proposed allocations of
land for residential uses are to be
included within the boundary - thus
making it clear what the extent of the
Settlement Development Boundaries
will be for each settlement for the
duration of the plan period.

No Change

Appendix 5 - Policies Maps

6092/110

Emma L Thacker

REPRESENTATION
Objection is raised to the proposed settlement boundary for Brailsford which should
be redrawn to exclude the proposed allocations HC2e, HC2f and HC2h, for the
reasoning set out under Policy HC2
SUGGESTED CHANGE TO PLAN
Redraw S3 for Brailsford - excluding the proposes allocations HC2e, HC2f and HC2h.

It is therefore wholly appropriate that
allocations HC2E, HC2F and HC2H are
included within the boundary. No
changes recommended.
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Compliant

Sound

Compliant
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Representation

Officer Comment
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Appendix 5
page 9 development
boundary for
Brailsford

Yes

No

Yes

SUPPORT

Comments relating to the settlement
boundary at Brailsford requesting the
inclusion of the property known as
'Fieldhead' and its curtilage are noted.

No Change.

Appendix 5 - Policies Maps

6212/743

Mr Jon
Millhouse
Planning Design
Practice

REPRESENTATION
The draft development boundary for Brailsford fails to include the property known as
'Fieldhead' and its curtilage, which is situated off the A52 to the west of the village.
Now that it is proposed to extend the village boundary to include proposed housing
allocations to the north west, it would be logical to also include Fieldhead, as this
property comprises of a residential dwelling and curtilage, clearly defined by
boundary features, which would be well related to the extended built areas to the
north of the A52.
SUGGESTED CHANGE TO PLAN
The inclusion of Fieldhead and its residential curtilage.
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Paragraph 4.23 in the Derbyshire Dales
Local Plan Pre Submission Draft sets
out the criteria that have been used to
define the Settlement Development
Boudaries. The site suggetsed for
inclusion in the Settlement
Development Boundary for Brailsford
consists of a residential property and
its curtilage - whilst these fall within
the defining criteria the property sits
on its own on the southern side of the
A52 and is read as being outside of the
built area of the village. As such it is
considered inappropriate to inlcude
this site within the Settlement
Development Boundary for Brailsford.
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Representation
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Recommendation

S2 and S3 and
Map, page 17
of Appendix 5
- proposed
settlement
boundary for
Matlock

Yes

No

Yes

SUPPORT

The defintion of the Settlement
Development Boundaries is set out in
Paragraph 4.23 - these criteria being
conisdered to be in accordance with
the core principles in the NPPF and
therefore it is considered that no
changes are necessary. They include
both land with the benefit of an extant
planning permission and allocations of
land for development.

No Change

Appendix 5 - Policies Maps

5279/564

Richard Hobday

REPRESENTATION
The map on page 17 of Appendix 5 which shows the proposed settlement boundary
for Matlock does not include Upper Hackney, including my client's land at the junction
of Ameycroft Lane and Hackney Road, within the proposed boundary.
Policy S3 defines such areas as "countryside" in which
development will be
strictly limited to that which has a essntli need to be located in the countryside. It
is contended that Upper Hackney whilst linear development along Hackney Road is a
continuation of and part of Matlock and should be included within the town's
settlement boundary. This in reality means that no or very limited development can
take place here even though there may be opportunities for infill or consolidation
which would be allowed for in Fifth Tier villages most of which are further away from
services and higher order settlements than Upper Hackney.
My client's site is situated next to, and to the east of, No. 93 Hackney Road. A location
plan to be sent separately by email.The site is a small steeply sloping site mainly
covered in bracken with some trees not in beneficial use. Limited residential
development (1-2 houses) would be a beneficial use in a District where there is a longterm significant shortage of housing land and where with appropriate good design it
would not be out of place and be in keeping with the locality. The land is of limited
value ecologically and no value agriculturally.
Residential development on the site would be in accord with Policy S2 which,
amongst other things, seeks the efficient and effective use of land. In addition the site
is immediately adjacent to an existing community and is close to the services available
in Matlock. Residential development on the site, which is feasible notwithstanding the
steepness of the site, would represent efficient and effective use of the land.
Paragraph 55 of the National Planning Policy Framework states that new "isolated
homes" should , with certain exceptions, be avoided. It is contended that
development on this site is not isolated and would not create isolated development
given that the site is immediately next to existing development and is in practice part
of Matlock.
SUGGESTED CHANGE TO PLAN
The inclusion of Upper Hackney and my client's site in the Matlock settlement
boundary.
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The site subject to this representation
was considered through the SHELAA
process. Land at Ameycroft
(SHLAA342) failed Stage B of the
assessment process due to the extent
of constraints on the site (impact on
local character, poor highway access,
high landscape sensitivity and impacts
on the natural environment.) The
SHELAA therefore concluded both sites
are unsuitable for development. As the
plan meets the OAHN for the plan area
it is not considered appropriate to re evaluate the suitability of the sites for
development at this stage. It is
therefore considered that this site
does not meet the criteria for inclusion
with the Settlemetn Development
Boundary.
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Page 10,
Appendix 5 settlement
boundary for
Clifton

Yes

Yes

Yes

SUPPORT
Re. Land to the south of Sprinkswood Lodge, Norbury Road, Clifton. Support the
inclusion of this site within the proposed settlement boundary for Clifton.

Support for the inclusion of Land to
the South of Sprinkswood Lodge,
Norbury Road, Clifton are welcomed.

No Change

Appendix 5 - Policies Maps

5434/475

Andrew Porter

REPRESENTATION
SUGGESTED CHANGE TO PLAN
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