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All Councillors
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Yours sincerely
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Item No. 4

LOCAL PLAN ADVISORY COMMITTEE
3rd MARCH 2014
Report of the Corporate Director

DERBYSHIRE DALES LOCAL PLAN PRE-SUBMISSION DRAFT
DERBYSHIRE DALES HOUSING & ECONOMIC NEEDS ASSESSMENT

–

SUMMARY
The report advises Members on the contents, and implications of the Derbyshire Dales
Housing and Economic Needs Assessment. The report recommends that the housing
requirements set out in the Derbyshire Dales Local Plan Pre Submission Draft of 200
dwellings per annum over the period 2006-2028 be confirmed as the appropriate level of
provision for inclusion in the plan to be submitted to the Secretary of State.

RECOMMENDATION
It is recommended that:
1. The contents of the Derbyshire Dales Housing and Economic Needs Assessment as
set out in Appendix 2 be noted
2. The housing requirements for the Derbyshire Dales Local Plan remain at 200
dwellings per annum for the plan period 2006-2028.
3. The changes to Chapters 6 and 7 of the Derbyshire Dales Local Plan Pre Submission
Draft as set out in Appendices 7 & 8 to this report be accepted and that they be
included in the submission of the Local Plan to the Secretary of State.
4. The modifications to the Derbyshire Dales Local Plan Pre Submission Draft be
approved and submitted to the Secretary of State.
5. Authority be delegated to the Corporate Director to respond to any issues that arise
during the preparation for, and following submission of the Derbyshire Dales Local
Plan to the Secretary of State, following consultation with the Chairman and Vice
Chairman of this Committee.
WARDS AFFECTED
All Wards outside the Peak District National Park
STRATEGIC LINK
The Derbyshire Dales District Council Local Plan will be a pivotal tool in the delivery of the
Council’s Corporate Plan and the Derbyshire Dales and High Peak Sustainable Communities
Strategy.
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DERBYSHIRE DALES LOCAL PLAN PRE SUBMISSION DRAFT – DERBYSHIRE
DALES HOUSING & ECONOMIC NEEDS ASSESSMENT.

1.1

Members will recall that at a meeting of this Committee held on 16th October 2013, it
was resolved that in order to minimise the risks of the Derbyshire Dales Local Plan
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being found unsound at Examination in Public, that additional research be
commissioned to review the basis for the housing targets within the Derbyshire Dales
Local Plan taking account of the National Planning Practice Guidance
(http://planningguidance.planningportal.gov.uk/) published in August 2013.
1.2

Following the resolution of this Committee, a consortium of consultants led by Atkins,
along with Arc4, and Edge Analytics were appointed to undertake this commission. A
copy of the brief is set out in Appendix 1 to this report. A copy of the final report is
set out in Appendix 2 to this report and has been circulated to Members separately
on a CD.
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DERBYSHIRE DALES HOUSING & ECONOMIC NEEDS ASSESSMENT – MAIN
FINDINGS
Housing Market Area & Functional Economic Market Area

2.1

In order to identify the Housing Market Area (HMA) and Functional Economic Market
Area (FEMA) a review of houses prices; household migration and travel to work
patterns has been undertaken. The guidance set out in the National Planning
Practice Guidance defines a Housing Market Area where 70% of moves (migration
and travel to work) are within a defined area, and for Functional Economic Market
Areas where 70% of residents live and work in an area.

2.2

The latest data currently available on both migration and travel to work patterns is
from the 2001 census. The latest 2011 census migration data is not scheduled for
release until 2014. As such, the definition of both the HMA and FEMA is reliant on
data that is of some vintage. In undertaking their review, the consultants sought to
sense check this data with other more recent sources of data and through
consultations with stakeholders.

2.3

The 2001 migration data shows that of those people that moved in the preceding
year, only 50% moved from within the Derbyshire Dales, this is short of the 70% selfcontainment threshold. More recent annual migration data (from the Office of
National Statistics (ONS)) showed that Derbyshire Dales had a net inflow of
residents from elsewhere in England and Wales over the period 2008-2011.

2.4

The 2001 travel to work data shows that 67% of the District’s economically active
(employed) residents lived and worked in the District. This is under the threshold for
self containment. 33% lived in the District and worked elsewhere including other
parts of Derbyshire, Derby and Sheffield.

2.5

Based on the evidence, it is considered that the Derbyshire Dales is part of a wider
housing market area extending across Derbyshire, into East Staffordshire and the
Sheffield area.

2.6

The evidence also suggests that the District is not self-contained in terms of travel to
work patterns, as there are clearly strong links in terms of the commuting patterns
with surroundings areas. However, consultations with neighbouring local authorities
suggest that they do not consider their areas to be part of a property market area
with the Derbyshire Dales. Taking all these factors into account, the consultants have
recommended that in terms of the Functional Economic Market Area, the definition of
employment land requirements on the basis of the District Council boundary remains
an appropriate approach to adopt.
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Demographics
2.7

Demographic modelling was undertaken and the study sets out population,
households and housing forecasts scenarios using the POPGROUP demographic
modelling tool and the Derived Forecast Model. This modelling exercise has derived
forecasts for the periods 2012-28 and 2012-31, with historical data provided for
2001-12. The demographic modelling took account of the latest data including 2011
Census, revised population estimates 2002-10 from the Office of National Statistics
(ONS), latest mid-year population estimates for 2012, and 2011 based household
projections 2011 - 2021 from the Department of Communities and Local Government
(CLG).

2.8

The 2011 mid-year population estimates (derived from the 2011 Census) suggested
that the previous estimates for Derbyshire Dales (2002-2010) had resulted in a slight
under-estimation of the ten-year growth trajectory. The adjustment resulting from the
mid-year estimate is predominantly associated with the mis-estimation of
international migration; the balance between immigration and emigration flows to and
from the Derbyshire Dales.

2.9

With the inclusion of statistics from the 2012 mid-year estimate from ONS, an
eleven-year profile of the components of change for Derbyshire Dales shows that
over the 2001/02 to 2011/12 time period, natural change has had a consistently
negative impact upon population growth in the District. Net internal migration is the
key driver of growth over the period.

2.10

The study undertook demographic forecasting on the basis of a number of different
scenarios:
Official
• A trend projection consistent with the ONS 2010-based sub-national population
projection.
Trend
• Migration 5 years – latest historical mid-year population estimates to set
migration assumptions (over 5 year period)
• Migration 10 years - latest historical mid-year population estimates to set
migration assumptions (over 10 year period)
• Natural change - An alternative trend scenario that sets internal and
international migration to zero
• Net Nil - An alternative trend scenario that maintains internal and international
migration, but sets the net migration balance to zero
Dwelling Led
• A dwelling-led scenario, with an overall housing growth trajectory of 200
dwellings per year that is consistent with the 4,400 requirement for Derbyshire
Dales defined in the Derbyshire Dales Local Plan Pre-submission Draft.
Jobs led
• Jobs led (total) - using Oxford Economics forecasts of ‘total’ employment to
determine demographic change.
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• Jobs led (people) using Oxford Economics forecasts of ‘people based’
employment to determine demographic change and ‘people based’
employment.
2.11

Each scenario was evaluated using both 2011-based (Option ‘A’) and 2008-based
(Option ‘B’) household headship rates, providing a ‘range’ of household and dwelling
growth options

2.12

Under Option A – the scenarios show that for the District as a whole, the population
would change by -3.5% (under the natural change scenario) to 11.7% (under the
jobs led (total) scenario), with household change ranging from -1.4% to 14.5%. This
would require an average of between -29 to 306 dwellings per year. This is
compared to the official ONS scenario of 9.1% population growth, 13.7% household
change and 291 dwellings per year.

2.13

Under Option B – the scenarios show that for the District as a whole, household
change would range from 1% (under the natural change scenario) to 16.6% (under
the Jobs led total). This would require an average of between 22 to 349 dwellings per
year. This is compared to the official ONS scenario of 15.3% household change, and
326 dwellings per year.

2.14

The data for each of the scenarios for the period 2012 to 2028 are set out in
Appendix 3.

2.15

The study also presents data on annual changes in dwelling and job numbers that
takes account of the Derbyshire Dales Local Plan, plan period from 2006-2028.
These are set out in Appendix 4.
Employment Land Supply and Requirements

2.16

The study includes an overview of the current Use Class B employment land, in
terms of the quantity, quality and supply of employment land, as well as a review of
the future employment land requirements for the Derbyshire Dales Local Plan.

2.17

It concludes that there are some potential gaps in employment premises provision. In
particular, it advises that more start-up business units for small businesses should be
provided, as well as more modern and adaptable premises if the District is to
maximise growth potential around the key growth sectors of advanced manufacturing
and food and beverage manufacturing.

2.18

In terms of employment land requirements, the study takes account of the
Derbyshire Oxford Economics Employment Forecasts for the Derbyshire Dales
published in August 2013, and seeks to convert that into floorspace requirements.

2.19

In Derbyshire Dales as a whole, FTE employment in Use Class B sectors is forecast
to decline between 2013 and 2031, from 26,424 jobs to 26,190, resulting in 234
fewer Use Class B, FTE jobs by 2031. There will be a small amount of employment
growth from the B1c and B8 sectors, while B1a/b and B2 employment is forecast to
continue to decline.

2.20

Although in Derbyshire Dales overall there will be a decline in FTE employment in B
use class sectors, there will be a small amount of employment growth in the part of
Derbyshire Dales that is inside the National Park area, while in the rest of Derbyshire
Dales there is a decline in B class employment.
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2.21

According to the Oxford Economics forecasts, Use Class B jobs growth in the
Derbyshire Dales will see B1a/b floorspace demand reduce by 2,300 sqm over the
period 2013-2031, translating to an indicative reduction in B1a/b land demand of 0.3
ha. Demand for B2 floorspace is projected to decline, decreasing by 8,200 sqm (2.1
ha in terms of land) between 2013 and 2031. However, demand for B8 floorspace is
forecast to grow by 11,500 sqm over the same period, translating to additional
indicative demand for 2.3 ha of B8 land and B1c floorspace is forecast to grow
marginally by 1,200 sqm, translating into an additional 0.3ha of land.

2.22

The overall B class floorspace need in the District is forecast to increase by 2,100
sqm over the period 2013-2031, translating to approximately 0.2 ha of land. This
however assumes that all surplus B1a/b and B2 land will be re-used for B1c and B8
purposes.

2.23

Based on employment growth in that part of the District which lies outside the Pak
district National Park, the land requirements for B class employment up to 2031 are
minimal at only 0.4 hectares in total. Taking account of past employment land
development rates, the consultants have advised that over the Local Plan period of
2013 – 2028 there would be a need for a further 20 hectares of B class employment
land.
Retail Provision

2.24

The study includes a quantitative capacity assessment of the potential need for
future retail development across the District. This assessment is essentially an
update of the Peak Sub-Region Retail and Town Centre Study (2008) as the
approach is consistent with the previous study but uses updated data on spending,
turnover and floorspace data

2.25

The study concludes that there is the potential to retain about 75% of convenience
expenditure with the Matlock catchment area and as a result, there is limited capacity
for additional convenience floorspace in the Matlock retail catchment once the impact
of the approved Sainsbury’s extension has been taken into account. An additional
668 sqm of comparison floorspace will be required in the retail catchment by 2031.

2.26

The study demonstrates that there is capacity for a small amount of additional
convenience floorspace in the Ashbourne catchment, with 223 sqm required by
2031. There is also a small requirement for additional comparison floorspace, with an
estimated 1,080 sqm required by 2031.

2.27

The study demonstrates that there is no additional capacity for additional
convenience floorspace in the Bakewell catchment to 2031. However, there is a
small requirement for additional comparison floorspace, with an estimated 1,076 sqm
required by 2031.
Housing Market Characteristics

2.28

This section of the report addresses the requirements relating to the preparation of a
Strategic Housing Market Assessment.

2.29

There are a total of 33,481 dwellings and 30,744 households (2011 census) within
the Derbyshire Dales and around 4% of the dwelling stock is vacant (2012 Local
Authority Housing Statistics). In terms of property type and size, 25% of dwellings
are detached houses with 3 or more bedrooms, 16.1% of dwellings are 3 bedroom
semi-detached houses, and 20.3% are two and three bedroom terraced houses. The
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district has almost twice the national average number of detached dwellings and
lower proportions of terraced and flats / maisonettes (2011 Valuation Office Agency);
72.4% of households are owner occupiers, 14.7% privately rent and 12.9% live in
affordable (social rented/intermediate tenure) dwellings (2011 census); Key market
drivers include the physical landscape of the area, transport, quality of schools and
employment, and housing for higher wage earners in large companies and older
people looking to downsize.
2.30

Median house prices have almost doubled from £107,900 in 2002 to £202,500 in
2012 and lower quartile prices have increased from £72,500 in 2002 to £156,000 in
2012. During this time, properties have become less affordable; with the ratio of
lower quartile earnings to house prices increasing from 4.7 in 2002 to 8.6 in 2012
(i.e. lower quartile earnings were 8.6 times the lower quartile prices in 2012). Over
the period 2009-2013, house sales account for 83.5% of property transactions,
bungalow sales 11.1% and flat sales 5.4%. There has been a notable increase in
property transactions during 2013, with the number of properties sold 25% higher
than in 2012.

2.31

The study sets out that there is thriving private rented sector operating in the
Derbyshire Dales which accommodates around 4,510 households. Lettings data for
2009 -13 indicates that most dwellings let are houses (77.4%) and 22.6% are flats.
Private rents have been broadly similar over the period, with the 2013 average being
£569 per calendar month. During 2013 there has been a marked increase in the
proportion of dwellings coming on to the market and let within one month (39.2%
compared with 30.8% in 2012).

2.32

There are around 3,965 (12.9%) households living in affordable dwellings, most of
which are rented. The proportion is lower than for the region (16.5%) and England
(18.5%). Stakeholders identified an undersupply of all types of affordable housing
across the District;

2.33

An analysis of the affordable housing needs within the study has indicated a shortfall
of 180 affordable dwellings each year over the next five years (2013/14 to 2017/18),
with the largest shortfalls being for 1 bedroom general needs dwellings. The report
suggests that this need is split with 64 units per annum required within the National
Park area of the Derbyshire Dales and 116 units per annum in the Derbyshire Dales
Local Plan area. Whilst there is evidence of demand for intermediate tenure
products, the majority of new affordable dwellings are expected to be for rent.

2.34

The report advises that the 180 shortfall should be viewed as the extent to which
there is an imbalance between affordable housing need and supply and not a
specific target. The actual target for delivery needs to be established through an
economic viability assessment.

2.35

The report concludes in relation housing requirements, net in-migration is a key
driver which influences the need for housing across the District. Scenarios
associated with migration trends indicate a need for between 146 and 200 additional
dwellings each year (over the period 2012 to 2028).

2.36

It goes on that a critical consideration for Derbyshire Dales is the deliverability of new
dwellings linked to the environmental constraints of the District and the limitations
this places on future dwelling delivery. Overall it concludes that a dwelling target of
200 per annum remains appropriate. In line with stakeholder views and evidence
presented in this report, a broad mix of dwelling types and sizes should be delivered
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to address the needs from different sections of the community. In terms of tenure,
economic viability assessment will determine the extent to which affordable housing
can be delivered and the percentage split between affordable rented and
intermediate tenure dwellings.
3

IMPLICATIONS FOR DERBYSHIRE DALES LOCAL PLAN
Housing Requirements

3.1

In considering the implications of the study for the Derbyshire Dales Local Plan the
starting point has to be the advice issued in the National Planning Policy Framework.
This sets out in Paragraph 14 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 1

3.2

The NPPF goes on to state (Paragraph 47) that:
To boost significantly the supply of housing, local planning authorities should:
•

3.3

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, as
far as is consistent with the policies set out in this Framework, including identifying
key sites which are critical to the delivery of the housing strategy over the plan
period

The National Planning Practice Guidance sets out that:
The assessment of development needs is an objective assessment of need based on
facts and unbiased evidence. Plan makers should not apply constraints to the overall
assessment of need, such as limitations imposed by the supply of land for new
development, historic under performance infrastructure or environmental constraints.
However, these considerations will need to be addressed when bringing evidence
bases together to identify specific policies within development plans.

3.4

3.5

The issues that need to be addressed in this instance are :1.

What is the objectively assessed need for Derbyshire Dales?

2.

Taking account of the guidance in the NPPF and other evidence what
should the housing requirement be for the Derbyshire Dales be for the
period 2006-2028?

In respect of the first question the National Planning Practice Guidance sets out
that household projections published by the Department for Communities and
Local Government should provide the starting point in estimating the overall
housing need. It goes on to state that plan makers may consider sensitivity
testing, specific to their local circumstances, based on alternative assumptions in

1

For example, those policies relating to sites protected under the Birds and Habitats Directives (see paragraph 119) and/or designated as
Sites of Special Scientific Interest; land designated as Green Belt, Local Green Space, an Area of Outstanding Natural Beauty, Heritage
Coast or within a National Park (or the Broads Authority); designated heritage assets; and locations at risk of flooding or coastal erosion
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relation to the underlying demographic projections and household formation
rates. Account should also be taken of the most recent demographic evidence
including the latest Office of National Statistics population estimates.
3.6

As such the demographic modelling and scenario testing that has been
undertaken in the study which takes account of both the 2008 and 2011 ONS &
Department for Communities and Local Government Population & Household is
considered to be wholly in accordance with the National Planning Practice
Guidance.

3.7

It is considered therefore that in assessing the objectively assessed need for
Derbyshire Dales the starting point should be the trend projection consistent with
the ONS 2010-based sub-national population projection, and given that it is the
most up to date figures the 2011 based headship rates. In this regard, it is
considered that the objectively assessed need for the whole of Derbyshire Dales
for the period 2006-2028 should be 273 dwellings per annum or an overall figure
of 6006.

3.8

This figure is generally consistent, with the finding of the Strategic Housing
Options Report published in June 2012 2, which found that for the Sub National
Population Projection Scenario to be 6,380. The difference between the two
figures being primarily a result of the lower 2011-based headship rates.

3.9

However, prior to establishing the scale of strategic housing provision, a number
of factors need to be taken into account including;
•
•
•
•
•

NPPF
Strategic Objectives for the Local Plan
Land Availability
Environmental Characteristics
Sustainability Appraisal

3.10 The emphasis in the NPPF is to “significantly boost the supply of housing” and as
such there have been a number of representations made throughout the
preparation of the Derbyshire Dales Local Plan that have sought to increase the
housing requirements for the District over the plan period 2006-2028 such that
the full objectively assessed housing need is met.
3.11 In preparing both the Derbyshire Dales and High Peak Joint Core Strategy Draft
Plan and the Derbyshire Dales Local Plan, two of the key issues that have been
identified are to protect and enhance the character and distinctiveness of the
Towns and Villages in the Plan Area, and to manage the impact of development
on the Peak District National Park.
3.12 The spatial vision in the Derbyshire Dales Local Plan Pre Submission Draft
envisages growth across the plan area that is appropriate in scale and character,
that maintains the sustainability of the towns and villages, as well as providing
affordable housing to meet local needs. As such, given the nature of the plan
area the strategic objective of the Derbyshire Dales Local Plan is not one of
seeking to achieve large scale growth, rather one that support development of a
scale that is proportionate to that which already exists.

2

http://www.derbyshiredales.gov.uk/images/documents/S/Strategic_Housing_Options_Paper_June_2012.pdf
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3.13 It is clear that the existence of the Peak District National Park constrains the
potential to fully meet the objectively assessed needs for housing in the district.
Given the policy of restraint encompassed within the Peak District National Park
Core Strategy, it is envisaged that only 30 dwellings per annum are likely to come
forward in that part of the District. Consequently, to fully meet the Objectively
Assessed Need across the Derbyshire Dales Local Plan area would require land
to be provided for 243 dwelling per annum.
3.14 An assessment has been undertaken which seeks to determine the extent to
which the housing requirements of the various demographic scenarios set out in
the study can be met. The assessment takes account of the completions and
commitments at 30th November 2013 and the allocated sites within the
Derbyshire Dales Local Plan Pre Submission Draft. It makes assumptions about
future development in the Peak District up to 2028, the availability of sites within
exiting Settlement Framework Boundaries, and potential development on small
sites 2016-28, in the rural parts of the plan area. The assessment also considers
what further capacity exists on sites identified within the SHLAA that have been
considered as having potential for development outside the existing Settlement
Framework Boundaries. It excludes sites which have been considered
inappropriate locations for new residential development. It also does not take
account of the resolutions of the District Council’s Planning Committee in respect
of land at Moorcroft, Matlock and Hillside Farm, Ashbourne.
3.15 The result of this assessment is set out in Appendix 5, and indicates that there is
insufficient suitable land available across the plan area to meet the Jobs-Led
(Total) and SNPP-2010 (Objectively Assessed Need) Scenarios. The
assessment does however indicate that given the availability of land, the JobsLed(People) scenario of 249 dwellings per annum could be achieved over the
plan period, and that for all the other scenarios, the Derbyshire Dales Local Plan
Pre Submission Draft already makes adequate provision to meet the overall
requirement.
3.16 In terms of environmental characteristics, the Derbyshire Dales is acknowledged
to be one of the most attractive areas in the Country. The quality stems from the
wide variety of landscape features together with a well-preserved heritage of
buildings and settlements.
3.17 The landscape of the Derbyshire Dales defines a sense of place, has a strong
influence on local distinctiveness and has helped shape local settlement patterns.
Landscape character varies dramatically across the Local Plan area and there
are differences between each of the three sub areas. There are 19 landscape
character types distributed across the plan area. The quality of much of the
landscape in the Local Plan area is equivalent to that in the National Park.
3.18 The Local Plan Area compromises some of the most diverse and scenically
beautiful areas in Britain and significant parts are important for their nature
conservation value. There are 20 Sites of Special Scientific Interest within the
Plan area, which are nationally recognised for their wildlife, and geological
interest. A number of these also have international importance. The Derbyshire
Wildlife Sites Register identifies approximately 196 sites in the Derbyshire Dales
as being of county or local importance for nature conservation.
3.19 There are 170 Tree Preservation Orders in the Derbyshire Dales and a further 35
Tree Preservation Orders (TPOs) that have been designated by Derbyshire
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County Council. These are also a significant number of Ancient Woodlands, that
are vital components of the local environment because of their importance
aesthetically, historically, and their contribution to the protecting and enhancing of
biodiversity. The Environment Agency has indicated that the water quality in the
rivers flowing through the Local Plan area is generally very good.
3.20 The high quality of the local environment is also a result of the historic fabric of
the built environment. This consists of a number of elements; listed buildings,
conservation areas, historic parks and gardens, archaeological sites and features
and the Derwent Valley Mills World Heritage Site. There are 1,325 buildings
listed as being of special architectural or historic interest, along with 33
Conservation Areas for which there is a programme of conservation area
appraisals. There are 9 parks and gardens in the Derbyshire Dales included on
the Register of Parks and Gardens of Special Historic Interest, and there are 59
Scheduled ancient monuments scattered across the Plan area.
3.21 Members will be aware that in considering the suitability of sites that have come
forward through the SHLAA process and identified as having the potential to be
allocated for residential development in the Derbyshire Dales Local Plan, their
impact upon landscape character and their ability to integrate into the landscape
has been a significant part of the assessment process. Similarly the impact of
development on the other environmental features has been a significant part of
the site assessment process. As such, only sites that have been considered not
to have any significant adverse impact on landscape character and other
environmental features have been considered as having potential to be allocated
in the Derbyshire Dales Local Plan. This process has meant that of the sites
contained within the SHLAA, only a limited amount of the identified capacity has
the potential to assist in delivering the housing needs for the District.
3.22 In order to assess the impact that the different scenarios have upon social,
economic and environmental matters a sustainability appraisal has been
undertaken on six of the eight scenarios. No sustainability appraisal has been
undertaken for the Net Nil & Natural Change Scenarios because these scenarios
effectively strip out the effects of migration on population and household change
going forward, an assumption which is not considered to be realistic. A copy of
the Sustainability Appraisal for the six scenarios is set out in Appendix 6.
3.23 The Sustainability Appraisal concludes that whilst there are some social and
economic advantages of higher levels of housing development over the plan
period associated with the Jobs-Led and SNPP (Objectively Assessed Needs)
Scenarios, they are also most likely to lead to a detrimental impact upon the
character and environmental quality of the plan area. A very negative impact on
townscape quality, heritage, settlement character and the appearance of the
Derbyshire Dales may be anticipated. A high housing target is the most likely of
all scenarios to lead to a loss of the distinctive character and sense of place of
existing settlements, through the growth of market towns, and extensions to
smaller settlements into the countryside.
3.24 Given the key issues of the Derbyshire Dales Local Plan it is considered that the
impact of higher levels of growth on the character and appearance of the towns
and villages across the plan area are not outweighed by the social and economic
benefits that higher levels of growth would achieve.
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3.25 It is clear from the above evidence that the Objectively Assessed Need identified
in Paragraph 3.7 above cannot be met within the Derbyshire Dales. As such,
taking all the other factors into consideration, it is recommended that the housing
requirement for Derbyshire Dales be set at 200 dwellings per annum over the
period 2006-2028.
3.26 As the full Objectively Assessed Need cannot be met within the Derbyshire
Dales, in taking forward the Derbyshire Dales Local Plan it will be necessary to
demonstrate at the Examination in Public how the unmet housing needs are to be
met. At this time, under the auspices of the Duty to Co-operate discussions are
on-going with neighbouring authorities with a view to identifying whether the
current shortfall can be accommodated elsewhere within the wider Housing
Market Area. Once discussions are concluded on this matter a statement will be
prepared which be submitted with the plan to the Secretary of State.
3.27 Taking account of the evidence set out in Appendices 4, 5 and 6 the content of
Chapter 7 – Promoting Healthy and Sustainable Communities in the Derbyshire
Dales Local Plan Pre Submission Draft has been revised. A copy of which is set
out in Appendix 7 to this report.
Employment Land & Retail
3.29 Taking account of the evidence in the study on both future employment land
requirements and retail capacity it is considered that no changes need to be
made to the relevant employment land and retail policies within the Derbyshire
Dales Local Plan.
3.29 However it is necessary to make minor changes to the text in Chapter 6 –
Supporting the Rural Economy and Enhancing Prosperity of the Derbyshire
Dales Local Plan Pre Submission Draft to ensure that updated evidence
presented in the study is referred to. A copy of the revised Chapter is set out in
Appendix 8 to this report.
Plan submission and Examination in Public
3.30 As soon as the Local Plan is submitted to the Secretary of State, the District
Council will very quickly be engaged in a strict timetable for responding to issues
raised by the appointed Inspector. As such, there will be a need for Officers to
respond to issues within a very short timescale. As such, it will be impractical for
all decisions that may need to be taken to be presented to a formal Council
Committee. Committee are therefore requested to grant delegated authority to
the Corporate Director, following consultation with the Chairman and ViceChairman of this Committee, to respond to any issues that may arise in order to
ensure that there is no delay in progressing the Local Plan through the
Examination ion Public.
4

RISK ASSESSMENT

4.1

Legal
Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2)
of the Town and Country Planning Act 1990 requires that applications for planning
permission must be determined in accordance with the development plan unless
13

material considerations indicate otherwise. Not having an up to date Local Plan in
place which provides adequate land for housing places the District Council at risk to
residential development being brought forward on appeal rather than on a plan-led
basis.
4.2

Financial
The cost of preparing the Derbyshire Dales Local Plan is contained within the District
Council’s budget.

4.3

Corporate Risk
The Derbyshire Dales Local Plan will be a pivotal tool in the delivery of the Council’s
Corporate Plan and the Derbyshire Dales and High Peak Sustainable Communities
Strategy. In order to fulfil this role it is

5

OTHER CONSIDERATIONS
In preparing this report, the relevance of the following factors has also been
considered: prevention of crime and disorder, equalities, environmental, climate
change, health, human rights, personnel and property.

6

CONTACT INFORMATION
Mike Hase, Planning Policy Manager
Tel: 01629 761251 E-mail: mike.hase@derbyshiredales.gov.uk

7
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DERBYSHIRE DALES DISTRICT COUNCIL SPECIFICATION FOR THE SUPPLY
OF AN ASSESSMENT OF HOUSING AND ECONOMIC DEVELOPMENT NEEDS
OCTOBER 2013

1. Introduction
Derbyshire Dales District Council, is the local planning authority for that part of
its area that sits outside of the Peak District National Park. In June 2013 it
published the Derbyshire Dales Local Plan Pre Submission Draft for public
consultation.
However in light of the recent publication of the National Planning Practice
Guidance
(http://planningguidance.planningportal.gov.uk/)
and
emerging
decisions made by Inspectors on Local Plans subject to Examination in Public
the District Council are seeking to appoint consultants to undertake an
assessment of housing and economic development needs for the District
Council area. This brief sets out the requirements for the work and will allow
contractors who are experienced and interested in carrying out this work to
provide a robust submission.
2. Sub-Regional and Local Housing Market Context
The Peak Sub-Region was one of the five sub-regions identified in the former
East Midlands Regional Plan and covers the administrative areas of
Derbyshire Dales District Council and High Peak Borough Council, and
includes the whole of the Peak District National Park. Designation as a
National Park confers entirely different responsibilities1 (on the National Park
Authority and other relevant bodies whom may perform functions which affect
land in the area), which, in development planning terms for the delivery of
housing and employment sites and premises is reflected in the development
plan for the National Park.
The vast majority of the area is rural, with the exception of the northern part of
High Peak Borough’s Council’s area, where the influence of the Greater
Manchester conurbation has an impact upon the socio-economic, and
environmental characteristics of the area.
The location of the Peak Sub Region in close proximity of the Greater
Manchester conurbation, and Sheffield to the north and Derby to the south of
the area and its inherent high quality environment has had an impact upon the
need for affordable housing to meet local needs.
In March 2005 the spatial extent of the sub-regional housing markets within
the East Midlands were identified. It was concluded at that time that the
majority of Derbyshire Dales and High Peak comprised a single housing
market, and that it was appropriate to undertake a single HMA for both areas,
whilst acknowledging that parts of the Districts might fall into adjacent housing
markets.

1

The statutory purposes of National Parks as established by the National Parks and Access to the
Countryside Act (1949) Section 5 as amended by Section 61 of the 1995 Environment Act

1
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On the basis of the conclusions in respect of spatial extent of the sub-regional
housing market area the Peak Sub Region Strategic Housing Market
Assessment (SHMA) was undertaken and completed in 20082. This was
prepared in accordance with the Department for Communities and Local
Government (DCLG) SHMA Practice Guidance published in August 2007.
3. Economic Context
The Derbyshire Dales district is influenced by the cities that surround it.
Travel to work patterns in the northern Dales are linked to Sheffield, and parts
of the southern Dales look to Derby. Matlock is a travel-to-work area in its
own right.

2

http://www.derbyshiredales.gov.uk/images/documents/P/Peak%20Sub%20Region%20Housing%20Market%20Assessment.pdf

2
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Reflecting the functional economic geography of the Dales, the district lies
fully in two Local Enterprise Partnerships – Sheffield City Region and D2N2.
The Derbyshire Dales forms part of the Peak District sub-region and, along
with High Peak and Staffordshire Moorlands, forms the Business Peak District
area.
Critical to understanding the economic development needs of the district is an
appreciation of the Dales’ key economic facts. Earnings in the Dales are the
lowest in Derbyshire – the average wage is £384 per week (compared to a
county average of £430 per week). In the whole D2N2 and Sheffield City
Region areas, only in one district (Mansfield) do jobs have lower wages than
those in the Derbyshire Dales. This key fact points to the overriding economic
priority in the Dales, which is to create more higher-paid jobs locally.
Employment in the Derbyshire Dales is concentrated in public administration
(19%) and manufacturing and construction (17% of jobs). Dependence on
public administration is a significant economic vulnerability at present.
Tourism and agriculture are relatively small sectors locally (together
accounting for 8% of jobs) but are important in signalling and maintaining
quality of place – which is one of the Dales’ key features.
91% of businesses are microbusinesses (with fewer than 10 employees).
These firms have a good survival rate but there is a need for more to grow.
A further key factor for the Derbyshire Dales is the poor broadband speed
across much of the district. Relative to urban areas, rural broadband is poor
and getting worse. ICT ought to reduce the impact of distance, not worsen it,
so poor broadband is a significant detriment to economic development in the
Dales.
4. Employment Land Review & Retail Capacity Background
The Peak Sub Region Employment Land Review was published in August
20083 and assessed the suitability of continued or potential use for economic
purposes of a range of sites across the Peak Sub Region up until 2026. It also
reviewed the current supply of employment land in both qualitative and
quantitative terms and also identified new potential sites.
Derbyshire County Council has recently commissioned Oxford Economics to
undertake employment forecasts for the whole of Derbyshire for the period
2000-2030.
Derbyshire Economic Partnership also commissioned Rigby and Co
Commercial Property to carry out a market appraisal of employment sites in
Derbyshire in April 2011.
The Peak Sub Region Retail (and Town Centre) Assessment was published
in February 2009 and provides a composite picture of retail provision with the
3

http://www.derbyshiredales.gov.uk/images/documents/P/Peak%20Sub%20Region%20Employment%20Land%20Review.pdf

3
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Sub Region, identifying potential requirements for new retail floorspace in the
principle centres of Ashbourne, Bakewell, Buxton, High Peak Central (Chapelen-le-Frith, New Mills and Whaley Bridge), Glossop, Matlock and Wirksworth
in the period to 2026.4
5. Strategic Housing Requirement Background
In order to inform the preparation of the Derbyshire Dales Local Plan the
District Council undertook an assessment of the housing needs for the whole
of the Derbyshire Dales for period up to 2028, taking account of the ONS
2008-Based Population Projections and Department for Communities and
Local Government 2008-Based Household Forecasts.5
6. Assessment of Housing and Economic Development Needs
Since 2008 rapidly changing economic circumstances have affected housing
markets significantly, both nationally and locally. It is now acknowledged that
both the existing SHMA and Employment Land Review are in need of
review/update to ensure that the evidence for the Derbyshire Dales Local Plan
is robust and up to date.
The National Planning Policy Framework (NPPF) published in March 2012
consolidates various previous government advice notes on planning into one
concise document. The NPPF has provided further clarity regarding the
robust evidence required to support Local Plans and the policies within them.
It states that Local Authorities should:
Prepare a Strategic Housing Market Assessment (SHMA) to assess their full
housing needs, working with neighbouring authorities where housing market
areas cross administrative boundaries. The Strategic Housing Market
Assessment should identify the scale and mix of housing and the range of
tenures that the local population is likely to need over the plan period which:
o meets household and population projections, taking account of
migration and demographic change;
o addresses 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); and
o caters for housing demand and the scale of housing supply
necessary to meet this demand;

4

http://www.derbyshiredales.gov.uk/images/documents/P/Peak%20Sub%20Region%20Retail%20and%20Town%20Centre%20St
udy.pdf
5
http://www.derbyshiredales.gov.uk/images/documents/S/Strategic_Housing_Options_Paper_June_2012.pdf

4
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However the National Planning Practice Guidance advocates a wider
approach to objectively assessed needs. It sets out that the assessment of
housing and economic development needs includes the Strategic Housing
Market Assessment requirement as set out in the National Planning Policy
Framework. It also advises that the primary objective of identifying need is to:
•

identify the future quantity of housing needed, including a breakdown
by type, tenure and size;

•

identify the future quantity of land or floorspace required for economic
development uses including both the quantitative and qualitative needs
for new development; and

•

provide a breakdown of that analysis in terms of quality and location,
and to provide an indication of gaps in current land supply.

7. Carrying out the Assessment of Housing and Economic Needs
The aim of this commission is;
“To undertake an assessment of housing and economic development
needs for Derbyshire Dales for the period up to 2028 and 2031 and to
provide a substantive updated evidence base for the Derbyshire Dales
Local Plan”.
This assessment should seek to ensure that it provides the relevant evidence
to the District Council to satisfy the requirements of the NPPF, and should be
undertaken in accordance with the methodology set out National Planning
Practice Guidance. It should take account of evidence from the 2008-based
population and household projections, the 2010-based population projections,
the results of the Census 2011, and the 2011-based interim population and
household projections.
In undertaking this assessment the appointed consultants will be required to
provide advice on the following specific issues:
a)

The extent and nature of the housing market area within which Derbyshire
Dales sits - for example (as well as being within the Peak HMA) does the
Derbyshire Dales housing market also overlap into other housing market
areas, and if so which and to what extent ?

b) The functional economic area in relation to economic uses for Derbyshire
Dales
c) The overall (objectively assessed) housing requirement for the housing
market area and the District Council area for the period 2006-2028 and
2006-2031, including whether any of the District Council’s housing
requirements are required to be provided in any neighbouring local
planning authority area.
d) A breakdown of the overall housing figure by tenure, household type and
household size for the period up to 2028 and 2031
5
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e) An estimate of the future requirements for affordable housing for the
period up to 2028 and 2031
f)

Taking account of the Oxford Economics employment forecasts for
Derbyshire an assessment of the overall amount of land and floorspace
required for economic development uses (including town centre uses) for
the whole of the economic functional area, and the District Council area.
The amount of land and floorspace required should be identified for the
National Park area of Derbyshire Dales and the area for which the District
Council is the local planning authority for the period up to 2028 and 2031.6

g) A breakdown of the overall figure for land and floorspace required for
economic development uses (including town centre uses) by quality, type,
size and location, making clear the amount of employment land required
for new development, for the period up to 2028 and 2031
h) An appropriate set of indicators for the District Council to monitor progress
against housing and employment land provision.
In undertaking this commission and in particular items f) & g) above the
appointed consultants will be required to give priority to undertaking an
assessment of existing and potential future retail expenditure capacity for
Matlock town centre to inform on-going work in respect of the Bakewell Road
Redevelopment Project.7 This work to be completed by no later than 30th
November 2013
In preparing the assessment, the appointed consultants should engage with
neighbouring authorities, LEPs and other partner organisations as
appropriate.
8. Project Timetable
As part of the submission, consultants should submit a project schedule
showing how they propose to deliver the project outputs in accordance with
the timetable.
The proposed timetable is:Invite submissions with distribution of full brief
Date for Receipt of Submissions
Contract commence
Inception Meeting
Progress Meeting
Interim report
Final report and hand over of data

6

11th October 2013
1st November 2013
18th November 2013
22nd November 2013
16th December 2013
17th January 2014
31st January 2014

Any assessment of requirement for the National Park area must be assessed in the light of the statutory purposes of
national parks, the adopted development plan for the National Park and the specific policy references to National
Park contained within the NPPF, as well as the anticipated different population change trajectories for Derbyshire
Dales inside and outside the National Park.
7

www.derbyshiredales.gov.uk/bakewellroad

6
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9

Outputs

Consultants will be required submit:An Interim Report by 17th January 2014
Ten bound copies of a Final Report.
An Executive Summary in Plain English.
Data and tables to be provided in Excel or in a format that can be easily
updated by the Council.
A copy of the final report in electronic format e.g. Microsoft Word or as a
PDF File.
10 Costs & Payment Schedule
The District Council requires itemised costing, for each element of the
assessment set out in Section 7. The District Council expects to agree a fixed
price (including expenses) with the consultants when an appointment has
been made. The Council is not bound to accept the lowest priced submission.
The consultants will be expected to enter into a legally binding contract with
the District Council. This will define the roles and responsibilities of both the
consultants and the District Council, as well as set out the terms and
conditions for payment of this contract.

11 Information to be supplied as part of the Submission
The Council expects the consultants to provide the following as part of their
submission:A completed copy of the Questionnaire set out in Appendix 1.
CV’s of staff involved.
A work programme and project schedule showing how they propose to
deliver the outputs.
A copy of a previous report that indicates the consultants experience of
undertaking such an assessment.
A method statement.
Details of two local authority referees and samples of similar work that the
consultants have undertaken within the past two years for local authorities.
For further information on these requirements please contact:
Mike Hase
Planning Policy Manager
Derbyshire Dales District Council
Tel No. 01629 761251
e-mail: mike.hase@derbyshiredales.gov.uk

7
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12 Completed Submissions
One hard copy and one electronic copy of the completed submission should
be sealed in an envelope and returned to:
Head of Democratic Services
Derbyshire Dales District Council
Town Hall
Matlock
Derbyshire, DE4 3NN
By no later than 12 noon on 1st November 2013
The envelope that contains the submission documents should have the “OAN
Tender” label set out in Appendix 2 attached to it’s front.
Any submission not including all the documents required to be submitted by
this Brief will be deemed to be incomplete and will be rejected.
In the event of a Submission being delivered by hand to Matlock Town Hall,
please ask the Receptionist to issue a receipt which states the date and time
of arrival of the Expression of Interest.

13 Submission Evaluation
The Council is not bound to accept the lowest submission. The assessment of
the submissions will be undertaken by Officers from the District Council.
The submissions will be assessed on the basis of the following weighted
criteria;
Submission Price (50%)
Other Factors As Set Out Below (50%)
•
•
•
•

Experience of Consultants Undertaking Housing
Development Needs Assessments
Draft Work Programme & Project Management Skills
Quality and Content of Sample Report
Innovation in Overall Approach

8
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APPENDIX 1
CONSULTANTS QUESTIONNAIRE

9
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1

BASIC DETAILS OF YOUR ORGANISATION

1.1

Name of the organisation

1.2

Contact name for enquiries:

1.3

Job Title:

1.4

Company Address:

Post Code:
1.5

Telephone number:

1.6

Fax number:

1.7

E-mail address: (if available)

1.8

Website address (if any):

1.9

Company Registration number
(if this applies):

1.10

Charities or Housing
Association or other
Registration number (if this
applies). Please specify
registering body:

1.11

Date of Registration: (if this
applies)

1.12

Registered address if different
from the above:
Post Code:

1.13

Are you registered for VAT?
If so, please provide
Registration number:

1.14

Is your organisation:

i) a public limited company?

10
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ii) a limited company?
iii) a partnership
iv) other (please specify)
1.14b

Are you acting as the lead
organisation for a consortium?

1.15

If members of your consortium or sub-contractors are likely to
deliver a significant (over 50%) proportion of the contract, give
their company name(s) and address(es). Please provide this
information in a separate annex

1.16

Name of (ultimate) parent company (if this applies):

1.17

Companies House Registration number of parent company (if
this applies):

2

Yes/No

FINANCIAL INFORMATION

2.1

What was your turnover in each £………… for
of the last two financial years (if year ended --/--/-you are a consortium please
state aggregated turnover)

2.2

Please indicate which of the following you would you be able to
provide (please tick a minimum of one)
A copy of your audited accounts for the most recent
two years (if this applies)
A statement of your turnover, profit & loss account
and cash flow for the most recent year of trading
A statement of your cash flow forecast for the current
year and a bank letter outlining the current cash and
credit position
Alternative means of demonstrating financial status if
trading for less than a year

2.3

If requested, would you be able
to provide a banker’s
reference?

11
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Y/N

£……… for year
ended --/--/----

3
3.1

INSURANCE
Please confirm whether you would be willing to take
Yes/No
out the appropriate level of insurance cover as set out
in the Statement of Requirement if you are successful
in winning the contract, specifically public liability
insurance.

4

BUSINESS ACTIVITIES

4.1

What are the main business activities of your organisation and what
are your contingency arrangements to address business continuity ?
(max 100 words)

4.2

Please explain briefly your business continuity plan.

5

EXPERIENCE AND REFERENCES
Please provide details of up to three contracts public or private, in the
last three years that are relevant to the Authority’s requirement. (The
customer contact should be prepared to speak to the purchasing
organisation if we wish to contact them).
Contract 1

5.1

Contract 2

Customer
Organisation
(name):
Website (if
available)

5.2

Customer
contact name,
phone number
and email

12
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Contract 3

5.3

Date contract
awarded:

5.4

Date contract
completed:

5.5

Brief
description of
contract (max
100 words)

5.6

Value:

If you cannot provide at least one reference, please briefly explain why (100 words
max)

6

PROFESSIONAL AND BUSINESS STANDING
Do any of the following apply to your organisation, or to (any of) the
director(s) / partners / proprietor(s)?

6.1

Bankruptcy, insolvency, compulsory winding up,
receivership, composition with creditors, or subject to
relevant proceedings

Yes / No

6.2

A conviction (or convictions ) for a criminal offence
related to business or professional conduct

Yes / No

6.3

Legal or administrative finding of commission of an
act of grave misconduct in the course of business

Yes / No

6.4

Failure to fulfil obligations related to payment of social Yes / No
security contributions

6.5

Failure to fulfil obligations related to the payment of
taxes

13
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Yes / No

6.6

Failure to provide information required or providing
inaccurate/misleading information when participating
in a procurement exercise

Yes / No

6.7

Failure to obtain and maintain relevant licences or
membership of an appropriate trading or professional
organisation where required by law

Yes / No

6.8

If the answer to any of these is “Yes” please give brief details below,
including what has been done to put things right.

7

I declare that to the best of my knowledge the answers submitted in
this questionnaire are correct. I understand that the information will be
used in the process to assess my organisation’s suitability to
undertake the Authority’s requirement. I understand that the Authority
may reject any submission if there is a failure to answer all relevant
questions fully or if I provide false/misleading information
FORM COMPLETED BY

7.1

Name:

7.2

Position (Job Title):

7.3

Date:

7.4

Telephone number:

7.5

Signature: (for
electronic submissions,
please type name or
provide an e-signature
and ensure compliance
with any further
instructions issued by
an Authority regarding
the use of an esignature)

14
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(i) Health and Safety
Any business employing five or more people has, by law, to prepare and bring to the
attention of employees a written Health and Safety Policy Statement.
A Health and Safety Policy usually consists of three distinct sections namely:
General Policy Statement – a short statement outlining the organisation’s
commitment to Health and Safety, signed and dated by the senior organisation
official (for example, the Managing Director).
Organisation – how the organisation addresses health and safety; lines of
communication between managers and staff; and any specific
duties/responsibilities assigned within the organisation - this should be relatively
straightforward for smaller organisations.
Arrangements – the systems and procedures in place for ensuring employees’
health and safety at work

HEALTH & SAFETY
1

Does your organisation have a written health and
safety at work policy?

Yes / No

2

Does your organisation have a health and safety at
work system*?

Yes / No

3

If “No”, to either of the above
please explain why:

* “system” means processes and procedures to ensure that the subject is
properly managed. This includes making sure that legal requirements are met
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(ii) Quality Assurance
QUALITY ASSURANCE
1

Does your organisation hold a recognised quality
management certification; for example BS/EN/ISO
9000 or equivalent?

Yes / No

2

If not, does your organisation have a quality
management system*?

Yes / No

3

If you do not have quality
certification or a quality
management system, please
explain why:

* “system” means processes and procedures to ensure that the quality is properly
managed. This includes making sure that legal requirements are met

(iii) Equalities

EQUALITIES
1

Is it your policy as an employer and as a service provider to comply
with existing equalities legislation, and to treat all people fairly and
equally so that no one group of people is treated less favourably than
others?

Yes / No

2

Are you able to evidence compliance with existing equalities
legislation if required?

Yes / No

3

In the last three years has any finding of unlawful discrimination,
victimisation, harassment or breach of human rights been made
against your organisation by any court or industrial or employment
tribunal or equivalent body?

Yes / No

4

In the last three years has your organisation been the subject of a
formal investigation by the Equality and Human Rights Commission?

Yes / No
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5

If the answer to question 2 and / or 3 is “Yes”, what was the finding or result of
the investigation and what steps did your organisation take as a result of that
finding or investigation?

6

What does your organisation do to ensure that equality and diversity is
embedded within your organisation?

7

Do you actively promote good practice in terms of eliminating discrimination,
victimisation and harassment in all forms through:

7a

instructions to your employees concerned with recruitment, training
and promotion?

Yes / No

7b

making guidance or policy documents concerning how the
organisation embeds equality and diversity available to employees,
recognised trade unions or other representative groups of
employees?

Yes / No

7c

appropriate recruitment advertisements or other literature?

Yes / No

8

If we asked, could you provide relevant examples of the instructions,
documents, recruitment advertisements or other literature?

Yes / No

9

If required, is your organisation able to monitor its performance as an
employer and service provider with regard to equalities?

Yes / No
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APPENDIX 2 – TENDER SUBMISSION LABEL

Please attach the following label to the front of your submission envelope.

DERBYSHIRE DALES DISTRICT COUNCIL

OAN Tender
1st November 2013
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APPENDIX 3
Scenario (2011 Headship
Rates) Option A
Jobs-Led (Total)
SNPP-2010
Jobs-Led (People)
Dwelling-Led (200pa)
Migration_led (5yrs)
Migration-Led (10yrs)
NetNil
Natural Change

Scenario (2008 Headship
Rates) Option B
Jobs-Led (Total)
SNPP-2010
Jobs-Led (People)
Dwelling-Led (200pa)
Migration_led (5yrs)
Migration-Led (10yrs)
NetNil
Natural Change

Population Change
8,365
6,485
6,525
4,209
4,009
2,080
-4,180
-2,468

Change 2012-2028
Population Change
Household
%
Change
11.7%
4,489
9.1%
4,272
9.1%
3,799
5.9%
2,938
5.6%
2,832
2.9%
2,139
-5.9%
329
-3.5%
-423

Population Change
8,365
6,485
6,525
4,009
2,750
2,080
-4,180
-2,468

Change 2012-2028
Population Change
Household
%
Change
11.7%
5,135
9.1%
4,793
9.1%
4,420
5.6%
3,405
3.9%
2,938
2.9%
2,674
-5.9%
658
-3.5%
318
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Average Per Annum
Household
Change %
14.5%
13.7%
12.3%
9.5%
9.1%
6.9%
1.1%
-1.0%

Net Migration
698
646
595
463
441
338
0
0

Dwellings
306
291
259
200
193
146
22
-29

Jobs
39
12
-22
-100
-112
-173
-386
-257

Average Per Annum
Household
Change %
16.6%
15.3%
14.3%
11.0%
9.5%
8.6%
2.1%
1.0%

Net Migration
698
646
595
441
379
338
0
0

Dwellings
349
326
301
232
200
182
45
22

Jobs
39
12
-22
-112
-149
-173
-386
-257

APPENDIX 4
2011 Headship Rates
(Option A)

Jobs-Led (Total)
SNPP-2010
Jobs-Led (People)
Dwelling-Led (200pa)
Migration_led (5yrs)
Migration-Led (10yrs)
NetNil
Natural Change

2008 Headship Rates
(Option B)

Dwellings Per Annum
2006-2028

Jobs Per Annum
2006-2028

Dwellings Per Annum
2006-2028

Jobs Per Annum
2006-2028

284
273
249
207
202
167
78
41

176
156
132
75
66
21
-134
-39

316
299
280
207
230
194
94
77

176
156
132
75
66
21
-134
-39
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APPENDIX 5

Jobs-Led
(Total)

Per
Annum

Housing
Requirements
2006-28

Completion
s 2006-13
(DDDC &
PDNP)

Commitme
nts (Under
Constructio
n) (DDDC)

Commitm
ents (Not
Started)
(DDDC)

PDNP
Estimate
2013-2028

Local Plan
without
Planning
Permission

Sites within
Settlement
Framework
Boundary

Small Sites
Allowance
2016-2028

Total

Residual
Requirement

SHLAA
Outside
- Policy
Pass

Residual
Requirement
Capable of
Being Met

284

6248

1575

162

981

450

893

274

240

4575

1673

1365

NO

SNPP-2010
Jobs-Led
(People)
Dwelling-Led
(200pa)
Migration_Led
(5yrs)
Migration-Led
(10yrs)

273

6006

1575

162

981

450

893

274

240

4575

1431

1365

NO

249

5478

1575

162

981

450

893

274

240

4575

903

1365

YES

207

4554

1575

162

981

450

893

274

240

4575

-21

1365

YES

202

4444

1575

162

981

450

893

274

240

4575

-131

1365

YES

167

3674

1575

162

981

450

893

274

240

4575

-901

1365

YES

NetNil
Natural
Change

78

1716

1575

162

981

450

893

274

240

4575

-2859

1365

YES

41

902

1575

162

981

450

893

274

240

4575

-3673

1365

YES

36

APPENDIX 6

Sustainability Appraisal Commentary – Objectively Assessed Housing Needs Analysis
February 2014 for the Plan Period 2006-28 (2011 Headship Rates)
Introduction
A Sustainability Appraisal (SA) of each of the different housing scenarios for the plan period
2006-2028 has been undertaken. The purpose of the Sustainability Appraisal is to promote
sustainable development by the integration of economic, social and environmental
considerations into the preparation of housing targets for the Derbyshire Dales Local Plan.
The SA of the objectively assessed needs for housing builds upon the SA undertaken of the
Derbyshire Dales Housing Target Options carried out in June 2012. The sustainability
appraisal process has contributed directly to the assessment of the objectively assessed
need scenarios for the Derbyshire Dales. The advantages and disadvantages of each
scenario are set out below, based directly upon the finding of the Sustainability Appraisal.
Scenario 1 Jobs Led (Total)
Housing Requirement 2006-2028
6,248

Jobs Created/Growth
3,872

Advantages
• This scenario presents the highest housing requirement over the plan period but leads
to the greatest predicted growth in jobs across the plan area. The scenario therefore
provides the greatest potential for economic growth across the Derbyshire Dales.
Housing provision will support the local economy by helping to ensure sufficient
supply of housing to retain and attract key workers, addressing commuting patterns
across the plan area and issues of an ageing population within the Derbyshire Dales.
• Housing growth is likely to have a very positive impact upon the viability and vitality of
town centres, with new development likely to the edge of existing market towns and
smaller settlements. The scenarios will support town centres and help to sustain and
deliver services and facilities of the plan area.
• This scenario will have positive impacts in terms of meeting needs, providing the most
opportunities for providing sufficient affordable housing and appropriate homes for
older people and families. As the highest housing requirement this scenario would
help ensure the sufficient supply of housing in the market, helping to prevent house
price rises due to demand outstripping supply.
• Larger scale development resulting from the highest housing requirement scenario will
give rise to more S.106 contributions that can be used to provide open space/habitat
creation, enhance the quality of existing areas and help to develop green
infrastructure. High housing targets will allow and assist in the delivery of
improvements to social infrastructure for instance health, leisure and education, as
part of larger scale developments.
Disadvantages
• Adoption of the highest housing requirement is most likely to lead to a detrimental
impact upon the character and environmental quality of the plan area. A very negative
impact on townscape quality, heritage, settlement character and the appearance of
the Derbyshire Dales may be anticipated. A high housing target is the most likely of all
scenarios to lead to a loss of the distinctive character and sense of place of existing
settlements, through the growth of market towns, and extensions to smaller
settlements into the countryside.
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•

•

•

•

Pressure for the release of, and higher rates of greenfield development may be
expected under this scenario, with very negative impacts on landscape character and
the setting of the Peak District National Park. It would also put wildlife habitats and
biodiversity at greater risk than under other scenarios, with a pressure for
development, which may lead to the loss of existing green open spaces and pressure
for development affecting designated sites. A loss of valuable agricultural land may be
anticipated.
Use of more greenfield land for development than under other scenarios will increase
levels of run-off and lead to the highest risks of surface water flooding; additionally the
need to find more land under this scenario to meet the housing requirement increases
the risk of having to build on flood zones 2 and 3.
The highest housing requirement scenario will deliver the highest number of new
households and lead to the biggest increase in energy demands and use, travel and
commuting by car, resulting in the most negative impacts on congestion, global
warming, air quality, noise and light pollution.
Unlikely to support major regeneration in surrounding conurbations.

Scenario 2 – Sub National Population Projections (SNPP)
Housing Requirement 2006-2028
6,006

Jobs Created/Growth
3,432

Advantages
• As one of the highest housing targets this scenario provides maximum opportunities
for the provision of affordable housing and homes for older people and families. Given
a reduction in public funding to support the direct provision of affordable housing by
Registered Providers, in the future affordable housing is most likely to be delivered in
conjunction with the provision of open market housing. This scenario and the jobs led
(total) scenario provide the greatest opportunity for this to be achieved compared to
lower housing requirements under scenarios 3, 4, 5 and 6.
• A housing requirement that meets population projections will ensure a sufficient
supply of housing to meet future demand and will help to prevent house price rises,
with benefits for the local economy by helping to house and retain key workers and
stabilise the housing market.
• Positive benefits for and the support of efforts to grow the local economy anticipated
based upon the predicted number of jobs created over the plan period. Level of
housing requirement would assist in regeneration and infrastructure aspirations
identified in the Local Plan. Only the jobs led (total) scenario predicts a higher rate of
jobs growth
• Represents the greatest opportunity to improve rural accessibility, with new housing
development likely to occur in smaller villages helping to ensure the viability of rural
services and sustainable transport initiatives.
• Contributions towards new infrastructure and the enhancement of existing green and
social infrastructure likely.
• The larger scale housing developments possible under this target will allow greater
opportunities for community-scale renewable energy schemes to come forward, such
as district heating schemes, helping to minimise carbon emissions.
Disadvantages
• A higher housing requirement will require the development of large areas of greenfield
land, with negative impacts predicted upon landscape character, biodiversity, natural
assets and open space and the distinctive character and appearance of settlements.
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•
•

The need to meet a higher housing requirement also increases the risk of having to
develop sites at risk of flooding or with environmental impacts on designated sites.
A higher housing target will lead to a significant increase in energy use and demand,
travel within the plan area and commuting by car, resulting in potential negative
impacts on congestion, air quality, noise and light pollution.
This scenario is unlikely to offer support for major regeneration and growth agendas in
neighbouring/surrounding conurbations.

Scenario 3 – Jobs Led (People)
Housing Requirement 2006-2028
5,478

Jobs Created/Growth
2,904

Advantages
• This scenario would provide positive impacts for economic growth and supporting the
local economy, with a predicted growth in jobs of 2,904 over the plan period. The
growth in jobs will lead to positive economic effects; however it is not as positive as
under the Jobs Led (total) or Sub National Population Projections scenarios.
• Positive impacts for the vitality of town centres and viability of rural services may be
expected as growth is likely to be required in both the market towns and villages of the
plan area to meet the residual requirement. Providing new homes close to existing
service centres will help support services and facilities and may assist in sustaining
services within rural communities.
• The housing requirement under this scenario will result in some pressure to release
greenfield /agricultural land in the countryside, but not as much as under the Jobs Led
(total) and Sub National Populations Projections. The potential requirement for less
greenfield land under this scenario would mean some impacts on the environment can
be avoided compared to higher scenarios, notably Jobs Led (total) and Sub National
Population Projections.
• The scale of the housing requirement would provide opportunities for the
enhancement of infrastructure to be sought as part of larger developments through
developer contributions towards improvements to services and facilities and
infrastructure, including open space and GI.
Disadvantages
• A slightly negative impact on the objective to minimise energy use is predicted,
increases in energy use, travel and commuting by car, with negative impacts on
congestion, global warming air quality, noise and light are anticipated.
• A degree of negative impact predicted upon the distinctive sense of place and
character of the environment of settlements through growth to market towns and
villages, although the predicted impact would be greater under scenarios (1 and 2)
which present higher housing requirement target figures over the plan period. The
environmental impact would however be greater than under lower housing
requirement figures as set out in scenario 4, 5 and 6.
• Fewer new homes required under this scenario than the jobs led (total) and sub
national population projections options may lead to a more limited contribution being
made to helping ensure sufficient supply in the housing market and delivery of
affordable housing.
Scenario 4 – Dwelling Led
Housing Requirement 2006-2028

Jobs Created/Growth
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4,554

1,650

Advantages
• This scenario maintains the rate of development contained within the Derbyshire
Dales Local Plan Pre Submission Draft with a trajectory of 207 dwellings per annum.
• The scenario is slightly positive for economic development with a growth of 1,650
dwellings predicted.
• Some degree of impact on the built and natural environment is anticipated; however a
degree of protection is afforded to the plan area as it replicates the policy of
environmental protection taken from the East Midlands Regional Pan.
• This medium housing target will result in some pressure for the release of
greenfield/agricultural land in the countryside, but not as much as under scenarios 1, 2
and 3. The requirement for less greenfield land under this scenario will mean that
some negative environmental impacts are avoided, for instance impact on biodiversity,
landscape character and environmental quality.
• A medium level of housing growth compared to other scenarios is likely to have some
positive impacts on the viability of town centres. This scenario will still require the
delivery of some extensions to market towns and growth in smaller settlements with
associated benefits for the support of local services and facilities.
• Scenario would offer support for regeneration and growth agendas in neighbouring
conurbations.
Disadvantages
• Despite a positive growth in jobs being predicted under this scenario it scores more
negatively that other scenarios for economic development where the level of jobs
created is twice as much, for example under the jobs led (total) and sub national
population projection scenarios. A lower housing requirement presents reduced scope
to retain and attract key workers than under high growth scenarios.
• House prices would continue to rise as demand exceeds supply with fewer homes
provided than predicted under sub national population projections. A more limited
contribution will be made to helping ensure sufficient supply in the housing market to
prevent house price rises and tackling issues of affordability, when compared to
higher housing requirements under scenarios 1, 2 and 3. Restricting housing supply is
likely to reduce the scope to deliver affordable housing with associated negative
impacts upon socio-economic factors.
• This scenario is predicted to have a slightly negative impact in terms of increases in
energy use, travel and commuting, however this is not predicted to be as great as
under higher housing requirement scenarios (1, 2 and 3).
• This medium level housing requirement would provide more limited opportunities to
improve rural accessibility with some new homes anticipated in smaller settlements
contributing to the viability of some rural services, but not as many as predicted under
higher housing requirement targets.
Scenario 5 – Migration Led (5yrs)
Housing Requirement 2006-2028
4,444
•

Jobs Created/Growth
1,452

Given that the housing requirement and level of jobs created under this scenario are
similar to those under scenario 4 (dwelling led) (the difference being 110 residential
units and 198 jobs created), it is predicted that at a strategic level for sustainability
appraisal purposes that the predicted impacts and effects would be similar. Therefore
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the advantages and disadvantages stated above for scenario 4 would also apply, the
only difference being that scenario 5 is likely to generate approximately 200 additional
extra jobs over the plan period 2006-28 with associated greater positive impacts
predicted for economic growth and the local economy.
Scenario 6 – Migration Led (10yrs)
Housing Requirement 2006-2028
3,674

Jobs Created/Growth
462

Advantages
• Scenario would offer greatest support for regeneration and growth agendas in
neighbouring conurbations.
• As the lowest growth scenario positive impacts are predicted in terms of protecting the
environmental quality of the Derbyshire Dales. Compared to higher housing growth
requirements positive impacts on townscape quality, heritage, biodiversity and
landscape are anticipated when compared to all other scenarios which require a
higher rate of development over the plan period. Any level of development will result in
a degree of impact and change to the character of settlements, however lower
housing targets may lead to developments being more dispersed and easily integrated
into the built form and mitigated through design rather than larger scale schemes
considered likely under the highest of housing requirements.
• Positive impacts on landscape character and natural assets anticipated, with less
pressure for development on the edge of settlements and on greenfield land leading to
the protection of biodiversity, settlement character and appearance and setting of the
National Park.
Disadvantages
• Not planning to meet the predicted need for housing and restricting housing supply
would negatively impact upon the housing market and have the potential to lead to
increased house prices as demand exceeds supply, exacerbating issues of
affordability leading to negative social and economic effects.
• Given a reduction in public funding to support the direct provision of affordable
housing by RSL’s, in the future affordable housing is most likely to be delivered in
conjunction with the provision of open market housing. A lower housing requirement
not only effects issues of affordability but would also impact upon the scope and
opportunity to deliver affordable homes.
• Scenario provides the least support for economic development and support for the
local economy with the lowest number of jobs created over the plan period, therefore
providing the least support to tackle issues of out commuting, jobs growth and tackling
the decline in the working population.
• Lower levels of housing growth will offer less support for the vitality and viability of
town centres and local services and facilities and also limit the scope to obtain
improvements to infrastructure and services and facilities through developer
contributions in comparison to opportunities likely to be present under higher growth
scenarios.
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7. Promoting
Communities

Healthy

and

Sustainable

The Strategic Objectives that this section address are as follows:
SO10: To facilitate the required housing growth for the plan area in sustainable
and accessible locations
SO11: To ensure that there is an adequate mix of housing types, sizes and
tenures to meet the needs of all sectors of the community
SO12: To protect existing, and support the delivery of new services, facilities and
infrastructure
SO13: To support developments that minimise risks to health as a result of crime
(or fear of crime), flooding, pollution and climate change
SO14: To increase opportunities for pursuing a healthy lifestyle, by maintaining
and enhancing recreation opportunities and encouraging walking and cycling
SO15: To prioritise the efficient use of previously developed land and buildings
whilst minimising the use of greenfield land
7.1 The Spatial Strategy set out the broad approach to the distribution of
development across the plan area. This section seeks to set out how the housing
needs of the plan area are to be met, whilst at the same time addressing the
challenges of climate change, and ensuring that communities have appropriate
access to community infrastructure and are able to keep healthy and safe.
Housing (Strategic Objectives SO10, SO11 & SO15)
The revocation of the East Midlands Regional Plan on 12th April 2013 has now
placed the responsibility on the District Council to identify and justify its approach
to the level of housing growth over the plan period.
Furthermore the NPPF indicates that every effort should be made objectively to
identify and then meet the housing, business and other development needs of an
area, and respond positively to wider opportunities for growth.
In order to address this requirement the District Council prepared, and subject to
consultation in June 2012 two documents:
•
•

Derbyshire Dales Strategic Housing Options 1
Development Approaches & Sub Area Strategies 2

Additional research to review the basis for the housing targets within the
Derbyshire Dales Local Plan to take account of guidance in the NPPF and
National Planning Practice Guidance has been prepared in 2014:
1
2

http://www.derbyshiredales.gov.uk/images/documents/S/Strategic_Housing_Options_Paper_June_2012.pdf
http://www.derbyshiredales.gov.uk/images/documents/D/Development_Approaches_and_Sub_Area_Strategies.pdf
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•

Derbyshire Dales Housing and Economic Needs Assessment 3

The Derbyshire Dales Housing and Economic Needs Assessment seeks to
identify the Housing Market Area for the Derbyshire Dales, concludingconcludes
that that the Derbyshire Dales is part of a wider housing market areas extending
across Derbyshire into East Staffordshire and the Sheffield area.

Formatted: Bulleted + Level: 1 +
Aligned at: 0.63 cm + Indent at: 1.27
cm

The study Consideration of theutilises the 2011 Census, revised population
estimates 2002-2010 from ONS, latest mid-year estimates for 2012 and the 2011
based household projections 2011-2021 from DCLG have been assessed to
determineconsider thean appropriate housing requirement for the Derbyshire
Dales over the plan period 2006-2028..
In order to inform the above evidence the District Council also updated the
Strategic Housing Land Availability Assessment 4
Whilst more detailed information has been published after the preparation and
consultation on the Housing Issues and Options in the form of the 2010-Based
Population Forecasts the Census 2011, and the 2011 Interim Household
Projections none of it is considered to have any bearing on the overall strategic
housing requirement. Indeed the latter two suggest that household growth across
Derbyshire Dales will be less than envisaged by the 2008-Based household
projections.
The Derbyshire Dales Housing and Economic Needs Assessment identifies that
the objectively assessed need for the whole of Derbyshire Dales for the period
2006-2028 should be 273 dwellings per annum or an overall figure of 6006.
However there is insufficient land in suitable locations to meet this requirement,
and to release additional land for housing would have a significant impact upon
the high quality environment of the plan area.
Given the key issues of the Derbyshire Dales Local Plan relate to protection and
enhancement of the environmental quality of the area it is considered that the
impact of higher levels of growth on the character and appearance of the towns
and villages across the plan area are not outweighed by the social and economic
benefits that higher levels of growth would achieve.
On the basis of the evidence (including public consultation) the District Council
has resolved that the housing requirements for Derbyshire Dales should continue
to follow the long held strategic approach to development across the Peak Sub
Region of restraint because of the need to protect the high quality environment.
The housing requirements that the District Council has set are therefore below
the Government's household projections for the area.

3
4

INSERT LINK TO OAN STUDY
http://www.derbyshiredales.gov.uk/images/documents/S/Strategic_Housing_Land_Availability_Assessment_2011.pdf
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STRATEGIC POLICY 8 – STRATEGIC HOUSING DEVELOPMENT
During the period 2006 to 2028, provision will be made for 4,400 dwellings in order to
meet the District Councils anticipated housing needs as follows:*
Overall
Requirement

4,400

PDNPA Assumed
Completions

660

Plan Area
Requirement
Sub Area

3,740
Matlock/Wirksworth
Sub Area

Ashbourne
Sub Area

Southern
Parishes

Proportion

60%

35%

5%

Overall Target

2244

1309

187

3,740

402457

5246

1,1341,258

Completions

755680

Total

Commitments

975893

205223

3527

1,2151,143

Sites within
Settlement
Framework
Boundary

309110

185135

29

523274

Small Sites
Allowance 5

26

150

64

240

19901,784

965942

180166

3,1122,915

254460

367344

721

628825

Total
Assumptions
Residual
Requirement for
Allocation

Within the overall provision outlined above, the Council will seek to ensure that all new
residential development addresses the housing needs of local people. This will be
achieved by:
(a) Meeting the requirements for affordable housing within the overall provision of
new residential development;
5

The allowance for small sites is based upon the historical completion rates 1991-2011 of residential development within
those settlements without a Settlement Framework Boundary on sites of less than 3 dwellings and is for the period 20162028
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(b) Providing a range of market and affordable housing types and sizes that can
reasonably meet the requirements and future needs of a wide range of
household types, including housing to meet the needs of the elderly, disabled
and young people;
(c) Providing a mix of housing that contributes positively to the promotion of a
sustainable and inclusive communities taking into account the characteristics of
the existing housing stock in the surrounding locality;
(d) Ensuring new residential development includes a proportion of housing suitable
for newly forming local households.
The Council will monitor actual and forecast provision through the Annual Monitoring
Report and its housing trajectory. If necessary it will review the Strategic Housing Land
Availability Assessment and/or review the Local Plan to bring forward additional sites for
housing in locations consistent with the spatial strategy and policies of the Plan.
*The 4,400 dwellings identified are for the whole of the District Council area, and as such
any housing provision in those parts of the Peak District National Park that fall within the
Derbyshire Dales area will count towards the housing provision set out in this policy.

In order to deliver the housing requirements set out above it is necessary to
allocate land for new residential development on sites outside of the existing
Settlement Framework Boundaries of the main towns and villages of the plan
area.
The emphasis within the National Planning Policy Framework (NPPF) is on the
preparation of a plan that is deliverable, but at the same time flexible enough to
adapt to changing circumstances. Furthermore the approach that the NPPF
takes in relation to the need for a five year supply of land plus a minimum of 5%
buffer indicates that to plan to meet the minimum number of dwellings required
across the plan area would not provide sufficient flexibility in the event that over
the plan period circumstances change or if sites are not brought forward as
envisaged. As such a degree of over provision has been identified within each
sub area to ensure that the issue of flexibility and choice is addressed.
DEVELOPMENT MANAGEMENT
RESIDENTIAL DEVELOPMENT

POLICY

16

–

LAND

FOR

NEW

Planning Permission will be granted for residential development on the following
sites as identified on the Proposals Map:
Matlock / Wirksworth Sub-Area
Location

No. of Dwellings

Land at Bentley Bridge, Matlock

65

45

Land at Smedley Street, Matlock
Land at Halldale Quarry, Matlock
Land adjacent Coneygreave House, Wirksworth
Land at Stancliffe Quarry, Darley Dale
Land at Middleton Road, Wirksworth
Land at Whiteleas Nursery, Tansley

6
100
27
60
150
25

TOTAL

433

Ashbourne Sub-Area
Location

No. of Dwellings

Land at Ashbourne Airfield, Ashbourne
Land at Hillside Farm (North), Ashbourne
Land at Hillside Farm (West), Ashbourne
Land at Cavendish Cottage / Marston Lane,
Doveridge

367
16
40
27

TOTAL

450

Southern Parishes Sub-Area
Location

No. of Dwellings

Land at Luke Lane, Brailsford

50

TOTAL

50

The NPPF requires that the Local Plan include a housing trajectory for the plan
period which sets out the expected rate of housing delivery for market and affordable
housing.
Table xx below sets out how for the housing requirements for Derbyshire Dales is
envisaged will be brought forward over the plan period:

Plan Period
2006-20132
20132-20178
20187-20232
20232-2028

Completed
12581134

Totals

12581134

Commitments

Allocated
Sites

Sites in
Built Up
Area

Small
Sites

Total

983911
232
0

291251
325
317

1170
221117
14053

20
100
120

National Park
180317
150
150
180150

11431215

933893

373274

240

660767

46

13141575
13321561
9241028
640757

TOTAL

45554575

Table xx – Housing Trajectory 2006-2028

Affordable Housing (Strategic Objectives SO10 & SO11)
The NPPF sets out 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.
To demonstrate the need for affordable housing within the Peak Sub Region the
District Council, High Peak Borough Council and the Peak District National Park
Authority commissioned a Joint Housing Needs Survey 6, a Strategic Housing
Market Assessment 7, and an Affordable Housing Viability Assessment 8.
Affordable Housing is a key issue in the plan area due in part to the high cost of
houses, and the relative low incomes of resident based employment. Both the
Housing Needs Survey and the Housing Market Assessment suggest that there
is a need to increase the overall level of affordable housing provision. The
Housing Needs Survey indicated a need of between 166 and 199 per annum for
new affordable dwellings to meet backlog and emerging needs across
Derbyshire Dales outside the National Park
In April 2010 the Homes and Communities Agency agreed an Investment Plan
with Derbyshire Dales District Council, High Peak Borough Council and the Peak
District National Park. The Investment Plan acknowledges that the quality of the
local environment is very high with protected landscapes and conservation areas
common throughout. It recognises that the cost of building new homes can often
be expensive in comparison to towns and cities and the turnover of the existing
social and private rented homes can also be slow.
It also recognises that local people on low wages face real difficulties in buying
market homes and which is exacerbated by wealthier people moving in to the
Peak District, attracted by the beautiful countryside and ease of access to cities
like Manchester, Sheffield and Derby. Furthermore it acknowledges that
demographic changes are also taking place with older people comprising a
growing proportion of the population across Derbyshire Dales.
6

http://www.derbyshiredales.gov.uk/images/documents/P/Peak%20Sub%20Region%20Housing%20Needs%20Survey.pdf

7

http://www.derbyshiredales.gov.uk/images/documents/P/Peak%20Sub%20Region%20Housing%20Market%20Assessme
nt.pdf
8

http://www.derbyshiredales.gov.uk/images/documents/A/Affordable%20Housing%20Viability%20Assessment%20Part%2
01.pdf &
http://www.derbyshiredales.gov.uk/images/documents/A/Affordable%20Housing%20Viability%20Assessment%20Part%2
02.pdf
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Whilst the Investment Plan set out the context for the delivery of affordable
housing at the time of its preparation in 2010, the funding of affordable housing
has subsequently changed. The HCA Affordable Homes Programme is a four
year programme for funding the delivery of affordable housing, and whilst the
Midlands region would have appeared to have fared well, public funding for
affordable housing within Derbyshire Dales has been severely curtailed.
7.10 Although the private sector remains the largest house builder in the plan
area the provision of affordable housing can affect the profitability and, ultimately,
the viability of housing development. The Affordable Housing Viability
Assessment has sought to demonstrate the levels at which housing development
is capable of being delivered profitably and at the same time providing an
appropriate level of affordable housing.
7.11 The results of the Affordable Housing Viability Assessment indicates that
the levels of land values and house prices suggest that development is capable
of delivering affordable housing without affecting the profitability of sites, at up to
60% of all dwellings brought forward. However the proportion of affordable
housing capable of being delivered varies from Sub Area to Sub Area and from
development scenario to another.
7.12 There are several types of affordable housing, however the predominant tenures
are either affordable rent, social rented, or shared ownershiphowever the predominant
tenures are either social rented or shared ownership (also known as intermediate
housing). The Housing Needs Survey indicated that the predominant need was
for social rented units rather than shared ownership, and that 80% of all new
affordable housing should be social rented and 20% shared ownership. Whilst
the delivery of higher proportions of social rented properties can have an impact
upon the viability of sites for developers, the availability of funding for shared
ownership, both for Registered Providers and potential purchasers has been
restricted in the current economic climate. Consequently the local planning
authoritiesy will seek to ensure that the mix of affordable housing brought forward
on each site is appropriate to meet local needs, and does not have an adverse
effect upon the viability of sites.
7.13 Detailed guidance on the affordable housing policies set out below will be
included within a revised Affordable Housing Supplementary Planning Document.
DEVELOPMENT MANAGEMENT POLICY 17 – AFFORDABLE HOUSING
The District Council will seek to maximise the delivery of affordable housing across the
plan area by working in partnership with the Homes and Community Agency, Registered
Social Landlords, Developers and Local Communities.
In order to address the need for affordable housing, residential developments should
make provision for the following proportions of affordable housing to be delivered :
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“….45% affordable housing provision on sites of 25 units or more or on sites of
0.75 hectare or more..”45% affordable housing provision on sites of 25 units or on
sites of 0.75 hectare or more.
33% affordable housing provision on sites of 3-24 units or on sites of 0.1 hectare or
more.
In considering the provision of affordable housing, the District Council will have regard to
the economics of developing the site. Affordable housing provision should normally be
provided within the development site itself, however in exceptional circumstances, the
Council will consider the provision of affordable housing off-site or by means of a
financial contribution of equivalent value or a combination thereof.
Where the provision of affordable houses proposed is below the requirements set out
above, the Council will require applicants to provide evidence by way of a financial
appraisal to justify a reduced provision.
The affordable housing provision should seek to achieve a target of 80% social rented
accommodation with the balance being provided as intermediate housing. These
proportions may be varied in light of individual site circumstances and local
considerations with the agreement of the District Council.
In determining applications for residential development below the above thresholds, that
would increase the net overall stock of unrestricted market housing, the District Council
will require a financial contribution towards the provision of affordable housing on
suitable sites elsewhere within the plan area.

7.14 The past delivery of affordable housing across the plan area has occurred
by negotiation with private sector housing developers, and by way of “rural
exceptions”, whereby sites have been brought forward solely for affordable
housing when in normal circumstances they would not have been appropriate
locations for new open market housing, much of which has been pro-actively
been facilitated by the Rural Housing Enabler. Affordable Housing provided on
rural exception sites deliver much needed housing to those in local need. The
local planning authorities will continue to support the provision of affordable
housing on rural exception sites.
In rural areas, the NPPF indicates that local planning authorities can consider
allowing some market housing that would facilitate the provision of significant
additional affordable housing to meet local needs. Experience to date has
suggested that with the involvement of the Rural Housing Enabler and a
Registered Housing Association that market housing has not been required to
deliver local needs housing through the exception route. With funding for
affordable housing being significantly reduced it is feasible over the plan period
that the delivery of affordable housing on rural exception sites may require some
open market housing to subsidise their delivery.
DEVELOPMENT MANAGEMENT POLICY 18 – RURAL EXCEPTION SITES
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In exceptional circumstances, planning permission will be granted for affordable
housing on sites that would not normally be released for housing development
provided that:
(a) the development is of a size and type which can be justified by evidence
of need from a local housing needs survey;
(b) the affordable housing would meet a genuine local need as defined in
the Local Plan;
(c) appropriate safeguards are put in place to ensure that the housing will
remain affordable for both initial and successive occupiers in perpetuity;
(d) the site is located within or adjoining the built up-area of the settlement
and is adequately served by a basic range of facilities and services
appropriate to meet the needs of the occupiers;
(e) the development takes full account of environmental considerations.
In exceptional circumstances, and subject to the criteria (a) to (e) above,
planning permission will be granted for open market housing as part of a rural
exception site where it can be demonstrated that the provision of open market
housing is required to facilitate the delivery of the local needs affordable housing.
The amount of open market housing for which planning permission will be
granted will be limited to that which is the minimum required to facilitate the
delivery of the local needs affordable housing.
Gypsies, Travellers and Travelling Show People (Strategic Objectives SO10 &
SO11)
7.15 A Derbyshire Gypsy and Traveller Accommodation Assessment (GTAA)
was completed in 2008 9. The study looked at the pitch provision and
requirements of gypsies, travellers and travelling show people across the County.
It found there were a total of 93 authorised pitches in the County largely
concentrated in North East Derbyshire and South Derbyshire. In the plan area it
found that there was a relatively small gypsy/traveller community with two
authorised pitches. In terms of unauthorised pitches there are a number across
the plan area but these were largely the same group at different locations.
7.16 The Study assessed pitch requirement for the five years from mid 2007 and
identified that there was the minimum requirement of 58 pitches in Derbyshire.
The breakdown of this requirement is set in Table xx below:
Local Authority
Amber Valley

GTAA pitch requirement
2007-2012
1

9

http://www.derbyshiredales.gov.uk/images/documents/G/Gypsy%20and%20Traveller%20Accommodation%20Assessmen
t.pdf
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Bolsover
Chesterfield 0
Derby UA
Derbyshire Dales
Erewash
High Peak 0
NE Derbyshire
Peak District National Park
South Derbyshire
Total

1
0
16
2
0
0
19
0
19
58

Table xx Gypsy and Traveller Pitch Requirements for Derbyshire
An update of the GTAA for Derbyshire is currently being undertaken.
Consequently any sites that come forward in the interim will be determined by
reference to Policy DM18 below that seeks to ensure an appropriate balance is
achieved in relation to protecting the landscape character of the area, providing
adequate amenities for occupants and not having an adverse impact on
residential amenity of existing properties.

DEVELOPMENT MANAGEMENT POLICY 19 - GYPSIES, TRAVELLER AND
TRAVELLING SHOW PEOPLE
Planning Permission will be granted for the provision of sites to meet the proven
accommodation needs of for Gypsies, Travellers and Travelling Show People provided
that :
(a)
(b)

(c)

(d)
(e)
(f)
(g)
(h)
(i)

there remains an unmet need for sites for Gypsies, Travellers and Travelling
Show People within the Plan Area;
the development does not have an adverse impact upon the character or
appearance of the landscape or sites/areas of nature conservation value or
heritage assets;
the site is well located on the highway network and provides safe and
convenient vehicular and pedestrian access and would not result in a level of
traffic generation which is inappropriate for roads in the area;
the site can accommodate adequate parking provision;
the site is situated in a sustainable location with good access to local facilities
and services including education, health and employment opportunities;
the site can be provided with a reasonable level of services including water,
electricity and sewage disposal;
the site is not visually intrusive nor detrimental to the amenity of residents in
nearby established residential areas;
the site would not cause harm to the character and appearance of the area.
adequate levels of privacy and residential amenity for site occupiers can be
provided.

Climate Change (Strategic Objective SO13)
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7.20 Tackling climate change is a national priority. The long-term aim is to reduce
carbon dioxide emissions by 80% below the 1990 baseline by 2050 and this is
now a statutory duty embedded in the Climate Change Act 2008.
The NPPF indicates that Planning has a key role in helping shape places to
secure radical reductions in greenhouse gas emissions, minimising vulnerability
and providing resilience to the impacts of climate change, and supporting the
delivery of renewable and low carbon energy and associated infrastructure. It
advises that local planning authorities should adopt proactive strategies to
mitigate and adapt to climate change, taking full account of flood risk, coastal
change and water supply and demand considerations.
7.21 The District Council, High Peak Borough Council and the Peak District
National Park commissioned a feasibility study to assess the potential for
renewable and low-carbon technologies, including micro-generation, across the
Peak Sub Region 10. The Study concluded that there was potential for a range of
different types of renewable/low carbon technologies to be used across the area.
In particular it indicated that solar thermal and photo voltaic, heat pumps, small
scale wind technologies and some medium wind technology in Derbyshire Dales
had the potential to address climate change locally. It also found that there was
potential for the use of combined heat and power schemes and decentralised
district heating schemes especially in larger developments.
7.22 The study included a landscape sensitivity assessment that indicated that
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.
7.23 It made a number of recommendations including:
•
•

•

A requirement for all new developments to have an energy statement that
will demonstrate how the development complies with statutory regulation
and planning policy
Setting targets for renewable energy consumption using differential targets
for domestic and non domestic development and setting a tiered target
based on planning use or the use of standards based on achieving set
levels in the Code for Sustainable Homes (CSH) and Building Research
Establishment Environmental Assessment Method (BREEAM)
A policy for stand alone renewable energy development that could be
used to export energy to the grid or district heating schemes

10

http://www.derbyshiredales.gov.uk/images/documents/P/Peak%20Sub%20Region%20Climate%20Change%20Study%20
-%20Part%201.pdf &
http://www.derbyshiredales.gov.uk/images/documents/P/Peak%20Sub%20Region%20Climate%20Change%20Study%20
-%20Part%202.pdf
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•
•
•

A policy to support anaerobic digestion to include criteria to safeguard the
landscape and environment
Policies to promote heating networks and decentralised energy
Using a carbon offset fund instead of targets to fund energy efficiency
improvements in the existing housing stock

7.24 The Study suggested that an alternative approach to using targets for
renewable energy consumption or CO2 reductions was the development of a
policy based upon achieving set levels in the CSH or BREEAM.
7.25 Residential development accounts for approximately a third of all carbon
emissions and therefore promoting low carbon residential development is one
means of addressing the challenge of climate change. The Study considered that
it is easier to achieve large contributions to energy demand from renewable/low
carbon in domestic rather than industrial or commercial developments.
7.26 The approach in the Local Plan will seek to reflect the energy hierarchy:
•
•
•
•

Reduce the need for energy
To use energy more efficiently
To use renewable energy
Any continuing use of fossil fuels to be clean and efficient for heating and
co-generation

5.18 The CSH is the national standard for the sustainable design and
construction of new homes. The Code aims to reduce carbon emissions and
create homes that are more sustainable. The Code measures the sustainability
of a new home against nine categories of sustainable design, rating the 'whole
home' as a complete package. The Code uses a one to six star rating system to
communicate the overall sustainability performance of a new home. The Code
sets minimum standards for energy and water use at each level and, within
England, replaces the EcoHomes scheme, developed by the Building Research
Establishment (BRE). At present there are extra costs required to achieve Level
3 and above of the Code. This could adversely affect the viability of delivering
other objectives of the Core Strategy such as affordable housing.
Taking these factors into account the approach is to work with developers to
bring forward new residential development to the highest level of the CSH as
viably possible and to require as a minimum that new residential development
achieves the level of the CSH in accordance with the building regulations at the
time.
A similar approach will be taken in relation to commercial development. Non
residential developments will be expected to achieve a very good or above
assessment using the BREEAM standards. To ensure these requirements do not
affect the viability of new developments, or they do not adversely affect the
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deliverability of the objectives of the Local Plan such as affordable housing, they
will only apply to residential development of five dwellings or more and for non
domestic development over 1,000m2.
7.29 Pre-assessment certificates that set out the estimated performance of the
development against the CSH or BREEAM will be required to be submitted for
applications involving new residential or commercial development over the
thresholds set out above
7.30 The strategic approach will therefore be to mitigate the effects of climate
change without adversely affecting the quality and distinctiveness of the local
environment by:
•
•
•
•
•

Directing development to sustainable locations
Promoting low carbon sustainable development
Maximising carbon reductions in new build by reducing the need for
energy
Using energy more efficiently and
Generating energy from low carbon or renewable sources

In considering development proposals the District Council will seek to ensure that
they demonstrate that:
•
Adequate arrangements are made for the disposal of foul sewage, trade
effluent and surface water to prevent a risk of pollution.
•
There is sufficient water and foul drainage infrastructure capacity to meet
the additional requirements arising from a development should be in place.
•
Measures to reduce demand such as the use of grey water recycling and
rainwater harvesting are incorporated into the development.
•
Foul and surface water run-off are separated
Where adequate water resources do not exist, or where the provision of water
would be detrimental to the natural environment development planning
permission will not be granted”
STRATEGIC POLICY 9 – CLIMATE CHANGE
In addressing the move to a low carbon future for the Derbyshire Dales, the District
Council will support the provision of renewable and low-carbon technologies, including
both stand-alone installations, and micro-renewables integrated within new or existing
development.
This will be achieved by:
•
•

Supporting the provision of renewable and low-carbon technologies, including
micro-renewables as an integral part of new development;
Promoting energy efficiency and the use of renewable/low carbon energy in new
development and through retro-fitting;
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•
•
•

•

•

•

Ensuring that new development is built to a standard which minimises the
consumption of resources during construction and thereafter in its occupation
and use;
Ensuring that new developments demonstrate high standards of water and
energy efficiency;
Promoting the use of sustainable design and construction techniques including
the use of recycled materials in construction;

Requiring new homes in residential developments of five dwellings or
more achieve the highest viable Code for Sustainable Homes rating which
would at least meet or exceed the requirements of the current Building
Regulations
Requiring that commercial developments over 1,000m2 are built to the
highest viable BREEAM rating, at least meeting the BREEAM good
standard
Supporting development where it can be demonstrated that it will not have an
adverse impact on surface or ground water in terms of quality and quantity

Open Space and Recreational Land (Strategic Objectives SO12 & SO14)
7.31 Open spaces for sport and recreation are essential for achieving sustainable
development, as they provide opportunities for exercise and social interaction
amongst local residents, for the benefit of the health and well being of the wider
community. “….Open spaces can also provide other benefits to the plan area
including, the creation and enhancement of key areas such as biodiversity
7.32 The Peak Sub Region Open Space, Sport and Recreation Study 11 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 was an abundant supply of high quality open space for sport
and recreation across the plan area.
7.33 Whilst the study found that the quality and quantity of open space and
recreation facilities across the plan area were in most cases sufficient to meet the
needs of the population, it found that the area would benefit from some additional
provision in relation to indoor sports facilities, swimming pools and sports pitches.
7.35 Across the plan area the study found that demand for allotments far
exceeded provision. As local communities become continue to become more
aware of the economic and environmental benefits of sustainably grown food, it
is envisaged that demand for allotments will continue to increase and therefore
shortage in provision will need to be addressed.

11

http://www.derbyshiredales.gov.uk/images/documents/O/Open%20Spaces%20Assessment%20Report.pdf &
http://www.derbyshiredales.gov.uk/images/documents/S/Sports%20Assessment%20Report.pdf

55

7.36 The strategy will therefore be to ensure that both the quantity and quality of
open space, sport, leisure and recreation facilities throughout the plan area is
maintained and wherever possible enhanced, with the loss of any such facility
only being countenanced if there is either a subsequent quantitative or qualitative
increase in overall provision.
STRATEGIC POLICY 10 – OPEN SPACE AND OUTDOOR RECREATION
FACILITIES
The District Council will seek to protect, maintain and where possible enhance open
spaces and recreation facilities in order to ensure their continued contribution to the
health and well being of local communities.
This will be achieved by:
•

•
•

•
•
•
•
•

Ensuring that there is a presumption against any development that involves the
loss of a sport, recreation, play facility or amenity green-space except where it
can be demonstrated that alternative facilities of equal or better quality and
quantity will be provided in an equally accessible location as part of the
development or the loss of open space would be outweighed by the public
benefits of the development;
Encouraging improvements to existing recreation, play and sports facilities within
communities and providing new opportunities wherever feasible in accordance
with the aims of the Peak Sub Region Open Space, Sport and Recreation Study;
Providing accessible green spaces within the towns and villages of the Plan
Area, especially where new development takes place and by creating safe
environments for walking and cycling within and adjoining the towns and villages
where access is compatible with environmental designations;
Improving the quantity, quality and value of play, sports and other amenity greenspace provision by requiring new residential developments to make provision for
appropriately designed green-space and recreation facilities;
Exploring options for the management of new areas of open space to be
undertaken by community owned and run trusts;
Managing development in and around Carsington Water in order to ensure that
development does not have an adverse impact on the character and appearance
of the surroundings;
Safeguarding open spaces, recreation sites, leisure routes, trails and statutory
rights of way throughout the Plan Area from development that would be
prejudicial to their main purposes.
Ensuring the provision of new indoor and outdoor sport and recreation facilities
meet an objectively identified quantitative and qualitative need for such facilities.

7.37 Provision for open space and recreation is clearly important to the health
and well being of the area. The Peak Sub Region Open Space, Sports and
Recreation Study has identified local standards for the provision of both open
space and built facilities 12. These are set out below in Table xx6:
12

The District Council will work with Sport England to prepare an update to the Peak Sub Region
Open Space, Sports and Recreation Study taking account of “Assessing Needs and
Opportunities Guide for Indoor and Outdoor Sports Facilities” (Draft December 2013).
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Definition

Open
Space
Requirements
–
Hectares per 1,000
People

Children’s Play – Land provided 0.04
Equipped Children’s with
Play
equipment the
purpose
of
which is to
enable young
children
to
play
Outdoor
Sports Land provided 1.82
Facilities
with
such
facilities that
allow for the
use of the site
for
such
activities
as
football
and
cricket.

Open
Space
Requirements – Sq
Metres per dwelling

0.93

42.23

Open Space
Parks and Gardens

0.82

19.03

1.41

32.71

Green Opportunities for 1.29

29.93

Accessible, high
quality
opportunities for
informal
recreation
and
community
events.

Semi/Natural Green Wildlife
conservation,
Space
biodiversity and
environmental
education
and
awareness.

Amenity
Space

informal activities
close to home or
work
or
enhancement of
the appearance
of residential or
other areas.
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Formatted Table

Allotments

Civic Space

Definition

Open
Space
Requirements
–
Hectares per 1,000
People

Open
Space
Requirements – Sq
Metres per dwelling

Opportunities for
those
people
who wish to do
so to grow their
own produce as
part of the long
term promotion
of sustainability,
health and social
inclusion.
Providing
a
setting for civic
buidings, public
demonstrations
and community
events

0.17

3.94

0.01

0.23

Indoor Sports Facilities Requirements per Sq Metres/1000 People
Sports Halls
41.7
Swimming Pools
22.7
Fitness Provision
9.2

Table xx 6 Open Space Requirements
7.38 New housing developments will need to provide access to open space
provision in addition to private and communal space in accordance with these
standards. The requirements for on-site or off-site provision will however vary
according to the type of open space to be provided. Given that the towns and
villages across the Plan area are set in natural surroundings generally with ready
access to the countryside developer contributions for Semi/Natural Green Space
and Amenity Greenspace will not be sought. In all other cases appropriate onsite provision will be negotiated with developers on an case by case basis in
accordance with the standards, having regard to the location and characteristics
of the site.
7.39 A financial contribution, where appropriate, will be required for the following
typologies to either make up a deficit, enhance existing or to provide new
facilities.
•
•
•

Parks and Gardens
Allotments
Civic Space
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Formatted Table

DEVELOPMENT MANAGEMENT POLICY 20 – SPORT AND RECREATION
FACILITIES
Planning permission for development involving the provision of new indoor and outdoor
sport and recreation facilities will be granted provided that it:
(a)
(b)
(c)
(d)

is well related to the settlement it is intended to serve and;
is capable of being accessed by a range of transport modes and by disabled
people and those with restricted mobility;
would not have an adverse impact on character and appearance of its
surroundings and the immediate or wider landscape and;
does not create unacceptable problems in terms of the relationship between the
proposal and the neighbouring uses beyond the development site.

Planning permission will not be granted for development which results in the loss of any
existing recreational site or facility, or where the last use was for recreational purposes,
including allotments, public and private playing fields, play areas, formal and informal
amenity areas, and public open space unless :
(a)
(b)

(c)

it can be demonstrated that there is no demand for the existing facility or;
it can be demonstrated that the site has no value or potential value as an
alternative green space, which contributes, or could contribute to the reduction
of recreation pressure on European Sitesthe need for development outweighs
the recreation value of the site taking into account its value or potential value
as an alternative green space which contributes, or could contribute to the
reduction of recreation pressure on European sites or;
where alternative facilities at least as accessible to current and potential users
and at least equivalent in terms of size, usefulness, attractiveness and quality
can be provided.the loss resulting from the proposed development would be
replaced by equivalent or better provision in terms of size, usefulness,
attractiveness, quantity and quality in a suitable location

Open Space and Equipped Children's Play Areas
Within almost every settlement in the Plan Area there are open spaces that are
important to the character and appearance of the settlement. Development on
these areas would be harmful to their open character or to the character of the
settlement. As such it is appropriate to ensure that they are protected from
harmful development.
The District Council will use the following criteria to assess whether an open
space should be protected from development:In considering proposals on other
open spaces the District Council will use the following criteria to assess the
whether it should be protected from development;
•

The physical appearance of the site and the presence of important trees
and other landscape features.
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•
•
•
•

Views across the site, both out from and into the settlement. Views to
open countryside will be deemed especially important.
The historical importance of the site to the special character or
appearance of a conservation area.
The importance of the site to the setting of existing development.
The importance of the site as wildlife corridors.

Residential developments will generally be required to meet the need for
children's play on-site, either as an integral part of the design, or by way of a
financial contribution which will be used to install or upgrade play facilities in the
vicinity of a proposed development. Any new residential development in areas of
inadequate public open space, or where existing provision would become
inadequate because of the development, the Council will generally require either
the provision of new on-site open space or a financial contribution towards the
cost of new off-site provision. In all cases a commuted sum for the future
maintenance of the provision will be required. Further details will be set out in the
Developer Contributions SPD.
7.42 The Fields in Trust (FIT) recommended minimum area of a formal LAP
(Local Area for Play) is approx. 0.01ha, or 100 sq. metres (0.01ha). Similarly, the
FIT recommended area of a formal LEAP (Local Equipped Area for Play) is
approx. 0.04 hectares, or 400 sq. metres. Therefore, on the basis of the above
standards a significant amount of new housing development is required to
warrant on-site provision of formal children’s play space of an FIT standard.
Consequently with the exception of larger sites the provision for children’s play
space will take the form of developer contributions to up-grade equipped
children’s play facilities in the vicinity of the development.
7.43 To ensure a high quality of design and layout some informal open space
provision will generally be required on-site. The extent of informal open space
provision will be determined on a case by case basis taking account of site size,
shape, and topography.
DEVELOPMENT MANAGEMENT POLICY 21 – OPEN SPACE
Planning permission will not be granted for the development of sites identified as
important open spaces on the Proposals Map unless the proposed development
would assist the maintenance, reinforcement or improvement of the land’s
undeveloped character.
Planning permission for development on other open spaces will only be granted
where:
(a)
(b)

the site does not make an important contribution to the character or
appearance of the settlement or;
the proposed development does not result in the loss of important views
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(c)

(d)

into or out of the settlement or;
the sites has no importance as local public amenity either in terms of its
landscape qualities, or its use as an informal space for passive or active
recreation.
the site does not, or could not be enhanced so as to, provide alternative
green space which contributes to the reduction of recreational pressure
on European sites’

Residential developments which would increase or create a quantitative or
qualitative deficiency in open space and outdoor play space in the locality of the
development site, will only be granted planning permission where the
development includes appropriate levels of open space commensurate with the
size and scale of the development in accordance with the local standards.
Where it is not considered appropriate or feasible to provide the required level of
open space on site, the District Council will seek to negotiate a financial
contribution towards the provision and subsequent maintenance of new open
space in the locality or the upgrading of existing facilities nearby which are
accessible to the development permitted.

Transport and Accessibility (Strategic Objectives SO10, SO12 & SO14)
7.44 Derbyshire Dales sits between two important national corridors; the M1 and
M6. The former of these, the M1, passes through Derbyshire’s eastern edge and
is an important draw for those Districts with direct access to it. The main access
junctions are Junctions 28 and 29 (both of which are known to be congested).
The A6 forms the main route along which many settlements have historically
formed, including Cromford, Matlock, and Darley Dale. To the south of the plan
area the A52 links Ashbourne with Derby and Stoke on Trent, whilst the A50
provides a strategic link between Derby and Stoke on Trent. The latter by
passing villages such as Doveridge and Sudbury to the north.
7.46 Access to shops, key services, facilities, training and employment is
important to maintaining quality of life. The rural nature of the plan area means
that accessibility is a key issue, with many of the more isolated rural settlements
having limited or no public transport access. The continued sustainability of these
settlements is important to maintaining the local distinctiveness of the plan area,
and as such the strategy required to deliver this will need to focus on meeting
local housing need and improving accessibility.
7.47 An assessment of the current transport and access conditions in the plan
area identified traffic congestion hotspots in Ashbourne and Matlock town
centres. The reason for congestion varies from location to location but can
include leisure, shopping and school runs. However, the most significant single
contributor to trips on the local highways network are journeys to work. Many
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residents in Derbyshire Dales travelling to Derby, Sheffield and Amber Valley to
work.
7.48 The assessment has also highlighted areas that have limited access to key
services and facilities such as healthcare, education, shopping and post offices.
Typically the more rural parts of Derbyshire Dales were identified as having the
least access to key services and facilities.
7.49 The Rural Accessibility Study 13 commissioned by Derbyshire Dales and
Derbyshire County Council sought to review accessibility issues to the south of
the A52. It found that this part of the plan area suffered particularly from a poor
range of local services and facilities and limited public transport options to access
services elsewhere.
7.51 The current dispersed settlement pattern across the plan area means that
access to services is a major issue. By shaping patterns of future development
and influencing the location, scale, density and mix of land uses, the Local Plan
can help reduce the need to travel, reduce the length of journeys, congestion and
make it safer and easier for people to access jobs, shops, leisure facilities and
services by means of transport other than by private car.
7.52 However improving accessibility to key services and facilities is not
something the Core Strategy can achieve on its own. Effective partnerships with
organisations such as Derbyshire County Council, the Highways Agency,
Network Rail, public and community transport operators will be required. There is
only one partnerships that is significant for the plan - the Derwent Valley
Community Rail Partnership
7.53 Derbyshire County Council has a particularly critical role to play, not just as
the local highways and public transport authority but by taking the lead on
matters such as public rights of way, leisure routes, cycleways and accessibility.
“7.61 Travel Plans will be required to be submitted for major developments as a
way of improving access to such schemes by sustainable means of transport and
will be secured by way of condition or s106 agreement. To ensure the effective
implementation of Travel Plans, the District Council will in association with
Derbyshire County Council, seek to ensure that an appropriate financial
contribution is made by the developer to achieve this.Travel Plans will be
required to be submitted for major developments as a way of improving access to
such schemes by sustainable means of transport. Whilst the District Council will
ensure their submission, by way of condition or s106 agreement, the
responsibility for monitoring their effectiveness will rest with Derbyshire County
Council as Highways Authority.

13

http://www.derbyshiredales.gov.uk/images/documents/R/Rural%20Accessibility%20Study%20-%20Part%201.pdf &
http://www.derbyshiredales.gov.uk/images/documents/R/Rural%20Accessibility%20Study%20-%20Part%202.pdf
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STRATEGIC POLICY 11 –ACCESSIBILITY
The District Council will seek to ensure that development is managed in order to
minimise the need to travel, particularly by unsustainable modes of transport and help
deliver the priorities of the Derbyshire Local Transport Plan.
This will be achieved by:
•
•
•
•

•
•
•
•
•
•
•

•
•
•

Ensuring that additional growth within the Market Towns and Larger Villages is
managed and where possible, accompanied by accessibility improvements;
Promoting a balanced distribution of housing and employment;
Promoting the introduction of appropriate facilities for new cycling development,
the use of local cycleway and pathway networks to improve choice of travel and
ensuring safe access to developments on foot and by bicycle;
Encourage and promote improvements to public transport networks in
association with the Local Highway Authority and where possible, secure
infrastructure improvements including contributions levied from significant
developments;
Supporting the use of rail for the transportation of freight wherever feasible to do
so;
Ensuring the development of social, cultural and community facilities in locations
that allow for ease of access by multiple methods of transportation;
Ensuring that all new development is located where the highway network can
satisfactorily accommodate traffic generated by the development or can be
improved as part of the development;
Ensuring that new development can be integrated within existing or proposed
transport infrastructure to further ensure choice of transportation method and
enhance potential accessibility benefits;
Providing support to demand-responsive public transport as part of the wider
strategy to improve accessibility, particularly in the rural areas;
Ensuring that facilities are well related to public transport infrastructure and
provide high standards of accessibility to all sectors of the community;
Supporting innovative schemes to secure the local delivery of public services in
rural communities and other areas with poor public transport, in particular the
delivery of some services through the use of mobile services and technology will
be encouraged where this results in better local provision;
Ensuring that development satisfies appropriate local parking standards as
required by the Highways Authority
Requiring applicants to submit Travel Plans (or Travel Plan Statements) and
Transport Assessments to support relevant proposals, as advised by the
Highways Authority.
Protecting and enhancing the existing public rights of way and bridleways
network

It is important to ensure that highway problems are not created as a result of
allowing new development. The Council will therefore continue to ensure that
regard is given to the environmental and road safety implications of traffic
generation from proposed developments. In assessing individual proposals the
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Council will seek advice from the Highway Authority and the Highways Agency
as appropriate.
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. 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.
The provision of off-street car parking is necessary to ensure the safe and freeflow of the highways network. As such the District Council will seek to ensure that
the amount of car parking required by new development is in accordance with the
standards set by Derbyshire County Council as Highways Authority.
The allocation of parking spaces for disabled people is the subject of a
Departmental Traffic Advisory Leaflet (5/95) which includes guidance on the
proportion of spaces that might be appropriate. The decision on exactly how
many parking spaces to provide, both on and off street, remains one for the
District Council and operators to determine, depending on local circumstances.
All new developments will be required to ensure access for the disabled in
accordance with Traffic Advisory Leaflet (5/95).
DEVELOPMENT MANAGEMENT POLICY 22 – ACCESS AND PARKING
Planning permission will be granted for development requiring to be served by vehicles
provided that:
(a)
(b)

(c)

the development would be served by a safe access with appropriate gradient,
width, alignment and visibility and;
the site is accessible to a road network of adequate standard to accommodate
the anticipated traffic generated by the development safely and without
detriment to the character of the road network and;
where relevant, circulation within the site is available or can be achieved
without detriment to the appearance or amenity of the area.

Where a proposed development is likely to generate significant demand for extra
journeys the District Council will require the submission of a transport assessment to
identify the potential impact of traffic generated by the proposal and set out measures to
offset any adverse impact.
Planning permission will only be granted for development where the provision for car,
motorcycles, mopeds, cycle parking, and for disabled parking is in accordance with the
local parking standards set by the Highway Authority.
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6. Supporting the Rural Economy and
Enhancing Prosperity
The Strategic Objectives that this section address are as follows:
SO6: To facilitate development that will support the continued growth and
diversification of the local economy
SO7: To support sustainable employment generating development in locations
and of a scale appropriate to the plan area
SO8: To support and promote the areas tourism and cultural sectors, and in
particular the development of sustainable tourism initiatives
SO9: To strengthen the vitality and viability of the town centres as places for
shopping, leisure and tourism

6.1 A diverse and growing local economy is an important element required for
achieving sustainable development throughout the plan area. Despite the current
economic climate, the percentage of the working age population unemployed in
the Derbyshire Dales (1.4%) is below the Derbyshire (3%) and national (3.7%)
averages. However, nearly a quarter (24.6%) of those unemployed are under
the age of 25 (all figures at April 2013). The area also has a highly skilled
workforce with Derbyshire Dales and High Peak both exceeding exceeding
regional and national averages for the percentage of the population educated to
NVQ Level 4 (33.4% in the Dales compared with 23.7% in Derbyshire and 27.4%
nationally) (Census 2011)
6.2 However, the average salary of those people working within the Derbyshire
Dales is significantly lower than that of Derbyshire and the wider region. Weekly
pay in the Dales averages £372 per week, compared to £425 per week for
Derbyshire as a whole – Derbyshire Dales earnings levels are 25% below the
England average (ONS ASHE 2011). This indicates a continued reliance on
lower paid jobs locally and that many residents commute outside the district to
seek higher wage job opportunities, particularly to neighbouring urban areas
such as Derby, Nottingham and Sheffield.
6.3 Employment in manufacturing and construction represents 20% of the
Derbyshire Dales workforce (Census 2011), but public sector dependency
remains high. Employment in traditional industries such as farming and
quarrying remain above the national average, but represent only 6% of the
Derbyshire Dales workforce (Census 2011). The need to retain higher-wage
jobs and attract knowledge-based industries remains a key issue. As such the
Local Plan will seek to support growth in these sectors wherever feasible across
the plan area.
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6.4 Small/micro-businesses, self-employment and home-working are an
important part of the local economy. However, a key issue for the Derbyshire
Dales is to encourage more of these smaller businesses to grow. As such the
Local Plan will seek to support growth in these sectors wherever feasible across
the plan area.
6.5 A priority challenge for the Derbyshire Dales and High Peak Sustainable
Community Strategy and the Local Plan is to develop an economy that provides
high-wage, high-skill jobs for local people. Significant opportunity also exists to
raise the quality and value of the Peak District ‘product’, building the Peak District
brand beyond the visitor economy. This will enable businesses to maximise the
commercial advantage from their association with the Peak District.
6.7 To enable the creation of more higher-wage / higher skilled jobs, and reduce
the need to travel long distances to work, the strategy of the plan is to
complement existing employment opportunities by supporting growth . The
availability of suitable land for development is therefore essential. As such the
Local Plan will seek to provide employment land wherever feasible.
6.8 The local environment and quality of life offered by the area is a key
locational advantage for local businesses. Quality of place can also help attract
new business investment in the area. Consequently the retention of what makes
the Peak District unique is essential for both its environmental and economic
wellbeing. The location and design of new economic development should
therefore ensure that it is well related to the character and appearance of the
surrounding area.
6.9 The poor availability of fast broadband is a major issue in the plan area .
Where broadband is available, the level of service provided and speed of
connection is often poor in comparison to urban areas. The lack of broadband is
a significant deterrent to business growth and new businesses establishing in
these areas, and in encouraging further home working. Enhancements to
broadband provision and ICT infrastructure will be pursued with partners. This
will contribute towards the aim of reducing long distance commuting and relieve
pressure on transport networks. As such the Local Plan will seek to support
broadband infrastructure provision wherever feasible across the plan area.
Maintaining a Prosperous Economy (Strategic Objectives SO6 & SO7)
In order to sustain and grow the local economy, it is essential that sufficient land
is available for businesses. Available land must also be of suitable quality and
appropriately located to meet local needs and the objectives of the Local Plan. A
range of sites must therefore be made available to satisfy the different
requirements of all sectors of the economy.
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The Peak Sub-Region Employment Land Review was commissioned by
Derbyshire Dales District Council, High Peak Borough Council and the Peak
District National Park Authority to identify future employment land requirements
based on a wider assessment of economic conditions, trends and land supply. It
advised that the future employment land requirements (Within Use Class B) for
the plan area were in the order of 16ha
The Employment Land Review advised that the strategy should be to maintain a
portfolio of employment sites that broadly achieves this level of supply, consisting
of sites which have a reasonable prospect of coming forward. The Employment
Land Review advised that these estimates were not maximum requirements for
employment land but represented that which is capable of being delivered over
the plan period.
The Derbyshire Dales Housing and Economic Needs Assessment (2014)1
provides an update to the Peak Sub Region Employment Land Review and
concludes that based on employment growth in parts of the District outside the
National Park the land requirement for B Class employment up to 2031 is
minimal at only 0.4ha in total. The assessment also concludes that taking
account of past employment land development rates over the Local Plan Period
2013-2028 there would be a need for about a further 20ha of B class
employment land. However as the plan seeks to allocate 19ha of employment
land it is not considered necessary to make identify any additional land.
The NPPF sets out that in order to help achieve economic growth, local planning
authorities should plan proactively to meet the development needs of business
and support an economy fit for the 21st century. Whilst this will generally entail
ensuring that the location, and design of new business premises are suitable for
the modern needs of firms within the plan area, it will also involve facilitating
flexible working practices such as the integration of residential and commercial
uses within the same unit.
STRATEGIC POLICY 5 – MAINTAINING AND ENHANCING AN ECONOMIC BASE
The District Council will maintain and where possible, enhance the economic base of the
Plan Area.
This will be achieved by:
•
•

Encouraging development proposals in sustainable locations that contribute to
the creation and retention of a wide range of jobs, educational and re-skilling
opportunities;
Making provision for the following amount of employment land to be developed
during the plan period (2013 – 2028)
Gross Land Requirement (hectares)

1

Insert link to OAN Study
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Industrial Land 2
Office / Non-Industrial Land 3

13.5
2.5

TOTAL

16.0

•
•

•
•
•
•
•
•

Protecting and promoting existing employment sites to ensure that development
would not result in the loss of land or buildings from employment use;
Encouraging the redevelopment, intensification and more efficient use of existing
employment sites and premises in sustainable locations where they are either
not fully utilised or unsuited to modern employment requirements, particularly
those sites located within the Market Towns and those with good access by a
variety of transport modes;
Encouraging a greater presence of high value and knowledge-based businesses
in the Plan Area;
Encouraging small-scale and start-up businesses through the provision of
innovation centres and managed workspace;
Encouraging office development within the Market Towns;
Supporting visitor-based service sector jobs within the local tourism industry;
Improve workforce skills by encouraging the provision of new training facilities on
employment sites;
Encouraging flexible working practices in the interests of achieving the principles
of sustainable development.

Although the vast majority of economic activity will continue to take place where it
already takes place, in order to secure the continued growth and diversification of
the local economy, it is necessary to ensure that existing land and premises are
safeguarded from inappropriate redevelopment and that provision for new
employment land is made.
DEVELOPMENT MANAGEMENT POLICY 10 – LAND FOR NEW EMPLOYMENT
DEVELOPMENT
Planning Permission will be granted for employment development (Use Classes B1, B2
and B8) on the following sites as identified on the Proposals Map:
Matlock/Wirksworth Sub Area
Location

Site Allocation (hectares)

Land at Halldale Quarry, Matlock
Land at Middleton Road, Wirksworth

7.0
4.0

TOTAL

11.0

Ashbourne Sub Area
2

including manufacturing and distribution
These figures do not represent a maximum requirement and are likely to come forward through the development of
newly allocated employment sites and the redevelopment of existing employment land and premises

3
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Location

Site Allocation (hectares)

Land at Ashbourne Airfield

8.0

TOTAL

8.0

Planning permission will only be granted for new employment land / premises or the
expansion / extension of existing industrial and business land / premises provided that:
(a)
(b)

(c)
(d)
(e)

the development would not have an adverse impact upon the character and
appearance of its surroundings and;
the development would not create unacceptable problems in terms of the
relationship between the proposal and the neighbouring uses beyond the
development site and;
the development would not cause an over development of the site and;
the development would not result in a adverse impact on the character and
appearance of the original building;
the development would not have an adverse impact upon the local environment
by virtue of water, noise, air or light pollution.

Small businesses, self-employment and home-working are an important part of
the local economy. In many cases home-based businesses grow into larger firms
requiring separate premises. Subject to no adverse impacts upon the
surrounding area support will generally be given to home-working.
In some parts of the plan area for historical reasons businesses have grown up
that conflict with neighbouring uses such as housing and have a detrimental
impact on the amenity of the local environment. The review set out above will
consider whether it is appropriate for some of these sites to be re-developed for
mixed-use development as a means of improving the local environment or
overcoming other site related constraints.
For various reasons not all existing industrial and business land and premises
will continue to be viable for such uses over the plan period. In order to maintain
a sufficient supply of land for employment purposes, in the first instance, the
presumption will be that sites should continue to be maintained in employment
generating use (either in its current form or re-developed). However this may not
always be viable and mixed-use development may be more appropriate. In
considering any proposals involving the loss of employment land the local
planning authorities will require evidence that the site has been adequately
marketed for employment purposes before any consideration is given to
alternative uses.
Proposals involving the potential loss of employment land or premises to other
uses will be required to have been subject to a marketing exercise for a minimum
of six months prior to any application for planning permission being considered
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by the District Council. Furthermore any such application will also need to be
accompanied by a comprehensive financial viability appraisal that sets out costs
and values of development as well as all the options that have been considered
which incorporate employment provision, for the re-use or re-development of the
land or premises, including mixed use development.

DEVELOPMENT MANAGEMENT POLICY 11 – EXISTING EMPLOYMENT LAND AND
PREMISES
Planning permission will only be granted for the redevelopment or change of use of
existing business or industrial land or premises (Use Classes B1, B2 or B8) for nonemployment uses where:
(a)

(b)
(c)

the continuation of the land or premises in industrial or business use is not
financially or commercially viable as demonstrated by a comprehensive viability
assessment and marketing exercise andor;
the current use is incompatible with the surrounding properties and land uses
or;
the site is allocated for redevelopment in the Local Plan.

In considering proposals involving the loss of existing business or industrial land or
premises preference will be given to mixed-use development over that involving the total
loss of business land or premises. Proposals that would result in an under-supply of
employment land in relation to identified needs will not be permitted.

Promoting Peak District Tourism and Culture (Strategic Objectives SO6, SO7 &
SO8)
Tourism already makes a significant contribution to the local economy employing
approximately 6,000 people and attracting approximately 5 million visitors to
Derbyshire Dales spending £296 million. 4 Key attractions within the plan area
Sudbury Hall, Carsington Water, Heights of Abraham (Matlock Bath), Gullivers
Kingdom (Matlock Bath) and the Derwent Valley Mills World Heritage Site
(Cromford to Derby) – the latter having potential to significantly improve its offer
as a tourism destination. The superb countryside for walking and outdoor
pursuits and the area's attractive towns and villages are other key elements. The
area is also host to range of events including the Matlock Bath Illuminations, as
well as the Ashbourne and Wirksworth Festivals.
In addition to tourist accommodation (hotels, B&Bs, holiday cottages, caravan
and campsites), tourism benefits many other businesses vital to the area
including transport, retail, recreation, food and drink, creative industries and
agriculture. Consequently, the sector is expected to provide an increasingly vital
role in the local economy

4

Tourism Global Solutions in the Steam 2011 Report
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Much of existing visitor spending in Derbyshire Dales and is within the National
Park. However, in order to diversify the tourism offer, the main towns outside of
the National Park should also support the tourism industry by acting as service
centres through the provision of complementary accommodation, attractions and
other facilities.
The District Council provides information for visitors to help them plan and enjoy
their stay and offers support and advice to local tourism businesses. It works in
partnership with the local Destination Management Organisation (Visit Peak
District) and other Derbyshire local authorities to promote the area to potential
visitors with the overall aim to:
•
•
•
•
•

INCREASE the tourism spend in our region every year through attracting
more visits and increased per capita spend per head from domestic and
overseas markets.
IDENTIFY and EVALUATE market opportunities and work with our
industry partners to showcase and develop outstanding tourism products
to attract markets and their high yielding segments.
PROTECT our tourism businesses from external threats that potentially
impact upon their fortunes through creative and dynamic marketing
solutions that make us stand out from the crowd.
ENCOURAGE residents who live within our area to support their own
tourism economy by visiting and experiencing our world-rated attractions
and facilities.
DELIVER a world class welcome, outstanding value for money and the
highest possible standard of service to our partners and visitors.

In 2007 the Derby and Derbyshire Economic Partnership commissioned a Hotel
Demand Survey for Derbyshire and the Peak District. This found that the Peak
District suffered from a lack of serviced accommodation, and that this was
restricting the growth in overnight stays and the potential increase in the level of
visitor spending. The study suggested that Ashbourne, and Matlock would be
suitable locations for additional hotels.
Consequently any development proposals that improve the attractiveness of the
area to tourists will generally be supported.
STRATEGIC POLICY 6 – PROMOTING PEAK DISTRICT TOURISM AND CULTURE
The District Council will support the development of Peak District tourism and culture.
This will be achieved by:
•
•

Strengthening the tourism role of the Plan Area by supporting and supplementing
the tourism offer of the Peak District National Park;
Encouraging tourism and provision for visitors which is appropriate to the
settlements and countryside and consistent with environmental objectives;
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•
•
•
•
•

•

•

Retaining and enhancing existing serviced accommodation and supporting the
provision of new serviced accommodation in towns and villages in order to
encourage overnight visitor stays;
Maintaining and where possible enhancing existing tourist and visitor facilities;
Encouraging the provision of new visitor and cultural attractions and facilities that
expand the breadth and quality of the tourism offer without prejudice to the
character of the Peak District;
Supporting the growth of the Derwent Valley Mills World Heritage Site as a tourist
destination;
Supporting new tourist provision and initiatives in towns and villages, and in the
countryside through the reuse of existing buildings or as part of farm
diversification, particularly where these would also benefit local communities and
support the local economy;
Supporting measures within the Plan Area which would relieve tourist pressures
on the most sensitive areas of the Peak District National Park and which would
protect and enhance vulnerable habitats and landscapes;
Ensuring that caravan, camping and chalet sites are sited in locations so as not
to be prominent in the landscape and can be accommodated without adverse
impact upon the character or appearance of the landscape.

A wide range of tourist accommodation is required to provide choice for visitors
to the Plan area.
DEVELOPMENT MANAGEMENT POLICY 12 – TOURISM DEVELOPMENT
Planning permission for the provision or expansion of tourist related development
(excluding chalet accommodation, caravan and camp site developments) will
only be granted where:
(a) the design and appearance of the proposed development does not have
an adverse impact upon the character and appearance of its
surroundings and;
(b) the proposed development would not create unacceptable problems in
terms of the relationship between the proposal and the neighbouring
uses beyond the development site and;
(c) the site is in a sustainable location and is accessible by a variety of
modes of transport.
In all cases, preference will be given to the re-use, adaptation or change of use
of existing buildings which are of permanent and substantial construction and
where the building or group of buildings can be converted without extensive
alteration, rebuilding or extension.

The NPPF indicates that planning policies should support sustainable rural
tourism and leisure developments that benefit businesses in rural areas,
communities and visitors, and which respect the character of the countryside.
This should include supporting the provision and expansion of tourist and visitor
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facilities in appropriate locations where identified needs are not met by existing
facilities in rural service centres;
Whilst hotels and bed and breakfast facilities will generally be supported in
appropriate locations camping, caravan and chalet development will need to be
carefully controlled to ensure that they do not have an adverse impact upon the
character and appearance of the landscape within which they are proposed.
DEVELOPMENT MANAGEMENT POLICY 13 – HOLIDAY CHALETS, CARAVAN AND
CAMPSITE DEVELOPMENTS
Planning permission for holiday chalets, touring caravan and camp site developments
will only be granted where:
(a)
(b)
(c)
(d)

the development would not have a prominent and adverse impact on the
character and appearance of the immediate or wider landscape and;
any visual impact would be well screened by existing landscape features for the
whole of its proposed operating season and;
any on-site facilities are of a scale appropriate to the location and to the site
itself and;
the site is in a sustainable location and is accessible by a variety of modes of
transport.

Planning permission for chalet accommodation or static caravans will only be permitted
where the development would not have an adverse impact on the character and
appearance of immediate nor wider landscape and the level of existing screening would
be such that any permanent structures would not be visible even during winter months
when viewed from areas outside the site to which the public has access.

Retail and Town Centres (Strategic Objectives SO9)
The town, local centres and village shops in the plan area provide a focus for a
range of shopping facilities and services. The availability of shops and services
within the area is important to the sustainability of communities and the quality of
life overall. The retail sector makes an important contribution to the local
economy in terms of local business and investment opportunities. It is important
that there are a range and choice of shops and services to meet all needs of the
local community and visitors alike.
In addition to the range of shops and services, the quality and appearance of the
town centres across the plan area is essential for their continuing vitality and
viability. The provision of street trees and other public realm improvements can
provide opportunities for the creation of biodiversity habitats within town centres,
as well as creating attractive places for residents and visitors alike. Proposals for
new development within town centres, will be encouraged to provide
improvements to the public realm and biodiversity.
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Manchester, Sheffield and Derby are major regional centres serving the Peak
Sub Region and the priority for the plan area is on encouraging quality schemes
in scale with the existing historic town centres.
The Sustainable Community Strategy Economy Action Plan identifies the need to
support micro businesses, including retailers in both the market towns and
villages where the local village shop provides essential services for isolated rural
communities. The impact and location of proposals for new development will
therefore have to be carefully considered.
To ensure the vitality and viability of the town centres requires that they include a
significant proportion of retail shops within their core, primary and secondary
retail frontages will therefore be defined. In the former non retail uses will be
carefully controlled.
Elsewhere local centres can play an important role in providing for the day to day
needs of local residents, thereby minimising unsustainable journeys by car. The
approach will therefore be to maintain the vitality and viability of the local centres
by ensuring that they also contain a suitable mix of retail and non retail uses.
STRATEGIC POLICY 7 – RETAIL, LEISURE & OTHER COMMERCIAL
DEVELOPMENT
The District Council will seek to maintain and where possible, enhance the vitality and
viability of town centres and local centres in accordance with their function, scale and
development needs.
This will be achieved by:
•
•
•
•
•
•
•

Permitting appropriate retail, leisure, and other commercial development in
centres of a scale and type appropriate to the role and function of that centre;
Strengthening the vitality and viability and enhancing consumer choice in town
and local centres by supporting the provision of new retail floorspace consistent
with their function and scale in accordance with identified needs;
Focusing retail development within town centres and resisting retail development
elsewhere unless it can be demonstrated that there are no sequentially
preferable sites;
Requiring major town centre developments (including large extensions to existing
stores) to comply with the sequential approach to site selection and be supported
by an impact assessment;
Creating safe, attractive and accessible town and local centres, providing a good
range of shopping, food and drink uses, services, offices, and entertainment and
leisure facilities, and high quality public spaces;
Promoting town centres as the focus for retail, leisure and office development;
Defining Primary and Secondary retail frontages within the town centres of
Matlock, Ashbourne and Wirksworth where there will be a control on types of
new development to ensure that there is a healthy retail core and a vibrant mix of
uses in town centres;
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•
•
•
•

Maintaining active ground floor frontages, within town centres and local centres
with appropriate town centre uses;
Encouraging proposals which seek to deliver qualitative environmental
improvements to town centre
Protecting the vitality and viability of local centres which provide for people’s day
to day needs;
Protecting the primary retailing role of the defined Primary Shopping Areas in
town and local centres, within the context of maintaining a broader mix of uses,
including service, office, entertainment, leisure uses, and appropriate visitor
facilities within town and local centres.

Town Centre Development
An analysis of the performance and health of our town centres, and the need for
additional retail floorspace or improvements were considered in the Peak SubRegion Retail and Town Centre Study. The conclusions of the study are
summarised below:
Matlock
Matlock currently retains just over half of its convenience expenditure from within
its catchment - this having increased from about 32% in 2006. The increase is
attributable to the opening of Sainsbury’s in October 2007, which is now the
primary food shopping destination. Matlock has a limited non food retail offer
which is reflected in the low levels of expenditure retention - only 14% of
expenditure is retained within the catchment. Residents look to higher order
centres such as Chesterfield to meet their needs in this regard. A similar pattern
of expenditure exists in relation to bulky comparison goods.
In terms of scope for future need for new retail food floorspace the study
concludes that Matlock has scope to increase its market share. Similarly the
study concludes that there is potential to increase the range of non food retail
floorspace. The adopted Matlock Town Centre Supplementary Planning
Document identifies a number of key development sites within the town centre,
including land at Bakewell Road, which the District Council will seek to bring
forward as a means of regenerating the town centre.
Ashbourne
Ashbourne retains about half of its main food expenditure, with Sainsbury's being
the primary destination for food shopping. Expenditure on food shopping does
however leak out of the catchment area to Uttoxeter and into Derby. The level of
retention in part reflects it has a large rural hinterland. Many residents within the
south of the catchment may be more naturally inclined to look towards Uttoxeter
as their nearest town centre whilst other outflows of expenditure may be related
to travel-work patterns. In terms of non food shopping Ashbourne retains just
over 20% of available expenditure on bulky and non-bulky goods.
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The study concluded that there is some scope for improvement in market share
in relation to food shopping and that a retention figure of 65% would be
achievable. The study does not however consider that there is any scope for
improving performance in relation to non bulky and bulky goods.
Wirksworth
Wirksworth only secures a tiny proportion of the market share for main food
shopping from the wider Matlock / Wirksworth catchment. This having fallen
since the arrival of Sainsbury’s in Matlock. In respect of non food shopping
Wirksworth secures just over 1% market share for non-bulky goods. This reflects
the limited offer within the town and shows that the majority of local residents
look to higher order centres to meet their main non-bulky comparison needs.
Surprisingly Wirksworth out-performs Matlock in respect of bulky goods, claiming
nearly 13% market share from the wider Matlock / Wirksworth catchment.
In terms of scope for future retail food floorspace in Wirksworth the study
recommends planning for an increased retention level of 40% to improve the
qualitative retail provision in the town and potentially reduce any overspend
within the Sainsbury's store in Matlock. The study indicates that there is no
realistic prospect of Wirksworth achieving a significant enhancement in its market
share performance for non food shopping, and that the town will remain a
secondary destination for bulky goods. It advises that the strategy should be to
focus on protecting Wirksworth's existing retail provision.
The Derbyshire Dales Housing and Economic Needs Assessment (2014)5
provides an update to the Peak Sub Region Retail and Town Centre Study
(2008). The study concludes that there is the potential to retain about 75% of
convenience expenditure within the Matlock catchment area and as a result
some limited capacity for additional convenience floorspace in the Matlock retail
catchment once the impact of the Sainsbury’s extension has been taken into
account, with a requirement of 150sqm of additional floorspace. An additional
668sqm of comparison floorspace will be required in the retail catchment by
2031. The study also demonstratesconcludes that there is capacity for a small
amount of additional convenience floorspace in the Ashbourne catchment, with
223sqm required by 2031 and an additional requirement for an estimated
1,080sqm of comparison floorspace by 2031.
There is currently no available sites within the town centre or in edge of centre
locations in Wirksworth that are capable of coming forward to meet the future
scope for retail floorspace. As such no site will be brought forward within
Wirksworth for new retail development.
To ensure that new shop fronts are appropriate to their location, the District
Council has adopted a Supplementary Planning Document on Shopfront Design,
5

Insert link to OAN Study
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which will be used in the determination of planning applications6. Proposals for
development within town and local centres will need to satisfy the following
policy.
DEVELOPMENT MANAGEMENT POLICY 14 – DEVELOPMENT WITHIN
TOWN AND LOCAL CENTRES
Planning permission for retail development and other uses appropriate within a
town centre will only be granted where it;
(a) is in scale and character with the town centre and;
(b) does not have an adverse impact upon the vitality and viability of that
centre and;
(c) is well related or capable of being well related to the public transport
network and;
(d) does not have an adverse impact upon the character and appearance of
the town centre.
Within the Primary Shopping Frontages as defined on the Proposals Map,
planning permission will only be granted for the change of use from retail to nonretail uses if it does not individually or cumulatively, create a concentration of
non-retail uses which would result in an unacceptable change in the retail
character of the area or have an adverse effect on the vitality or viability of the
town centre.
Proposals for residential use at ground floor level in primary and secondary
frontages will not be supported. Proposals for non A1 uses must be
complementary to adjacent shopping uses in terms of its operational
characteristics and retain a display frontage appropriate to a shopping area.
Within the Secondary Shopping Frontages as defined on the Proposals Map,
planning permission will be granted for a broader mix of uses provided that the
proposals individually or cumulatively do not have an adverse impact upon the
vitality and viability of the town centre.
Within the Local Centres as defined on the Proposals Map, planning permission
will only be granted where:
(a) the scale of development individually or cumulatively does not have an
adverse impact upon the vitality and viability of the local centre or nearby
town centre and;
(b) it does not have an adverse impact upon the character and appearance
of the surrounding area.
6

http://www.derbyshiredales.gov.uk/planning-a-building-control/planning-policy/localplan/supplementary-planning-documents/shop-fronts-and-commercial-properties-designguidance
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Local Community Services and Facilities
Community services and facilities include education, health and social services,
public and emergency services, village halls, community buildings, social clubs,
libraries, cultural facilities, places of worship, allotments and cemeteries.
These services and facilities play an important role in terms of sustainable
development by the reduction of outward vehicular movements for essential
needs. Consequently support in principle is given to the improvement, and
provision of new services and facilities that support the sustainability of local
communities.
The loss of any of these services or facilities, especially from the more remote
rural villages of the plan can have a significant impact upon community life.
Proposals that would result in the loss of important local services and facilities
including shops, and public houses will not be granted planning permission until
all possible options have been explored to maintain the existing use. As part of
their submissions for planning permission applicants will be required to
demonstrate the extent to which they have marketed the business as a going
concern, and the viability of the options that they have considered. Where a
proposal affects a designated Asset of Community Value The the loss of an
important local facility, especially where it is the sole operation, will be the last
option.
DEVELOPMENT MANAGEMENT POLICY – 15 LOCAL COMMUNITY SERVICES
AND FACILITIES
Planning pPermission will be granted for the provision or improvement of community
facilities and services where:
(a)
(b)
(c)
(d)

the proposed facility is well related and accessible to the community it is
intended to serve and;
the proposed development would not have an adverse impact upon the
character and appearance of its surroundings and;
the proposed development is in scale and character with its surroundings and
the immediate or wider landscape or;
the form, bulk and general design after conversion, alteration and/or extension
is in keeping with its surroundings and the wider landscape, and does not have
a detrimental impact upon the character and appearance of the building or
group of buildings.

Planning Permission for development which would result in the loss of a community
asset or facility including land in community use, community/village halls, village shops
and post offices, schools, nurseries, places of worship, health services, care homes,
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convenience stores, libraries, public houses and other community facilities, will not be
granted unless it can be demonstrated that the asset or facility is :
(a)
(b)

no longer needed to serve the needs of the community or;
is no longer financially or commercially viable and there are no other means of
maintaining the facility or;
(c) an alternative facility of the same type is available or can be provided in an
accessible location.
Planning Permission will not be granted for any development that would prejudice the
development of sites identified on the Proposals Map, which have been notified to the
District Council as being required for community facilities.
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NOT CONFIDENTIAL – For public release

Item No. 5

LOCAL PLAN ADVISORY COMMITTEE
3rd MARCH 2014
Report of the Corporate Director

DERBYSHIRE DALES LOCAL PLAN PRE – SUBMISSION DRAFT –
ALTERNATIVE SITE SUGGESTIONS
SUMMARY
This report advises Members of the alternative sites suggested during the public consultation
on the Derbyshire Dales Local Plan Pre–Submission Draft. It sets out how the alternative
sites have been assessed and evaluates and prioritises each site against defined planning
criteria based upon their overall suitability for development.
RECOMMENDATION
1. That the extent of representations suggesting alternative sites for inclusion within the
Derbyshire Dales Local Plan be noted.
2. That Members endorse the Officer Recommendations contained at Section 3 of the
report in regard to the prioritisation of sites.
WARDS AFFECTED
All Wards outside the Peak District National Park.
STRATEGIC LINK
The Derbyshire Dales Local Plan will be a pivotal tool in the delivery of the Council’s
Corporate Plan and the Derbyshire Dales and High Peak Sustainable Communities Strategy.

1

BACKGROUND

1.1

Members will recall that at the meeting of this Committee held on 16th October 2013
it was resolved that further reports be presented to this Committee that set out the
details of the representations received during the consultation on the Derbyshire
Dales Local Plan Pre Submission Draft.

1.2

In addition to consultation responses on the policies and proposals within the
Derbyshire Dales Local Plan Pre-Submission Draft four alternative housing sites
were suggested for inclusion. A detailed assessment of these sites has been
undertaken and is set out below in section 2. In addition to these four new
alternative sites, representations were received which sought to allocate sites
previously not considered appropriate for inclusion within the Local Plan. No further
re-assessment of resubmitted sites has been undertaken as the evaluation criteria
for the assessment and allocation of housing sites has not changed.

1.3

A detailed schedule of all new alternative sites and resubmitted sites received during
consultation on the Local Plan – Pre Submission Draft is contained in Appendix 1 to
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this report. Maps illustrating the location of each new and resubmitted alternative
sites are provided in Appendix 2.
1.4

In addition to suggestions of new alternative sites for housing, one new alternative
site was submitted for consideration as an employment land allocation at Cromford
(CSAS120). Based upon an assessment of the site, its sustainability and the need
for employment land within the plan area it is not considered that the site represents
a suitable location for employment development. The site is situated in the
countryside and in a location not generally considered suitable for development,
surrounded by nature conservation designations including a SAC, SSSI and Local
Wildlife Site.

2

ALTERNATIVE SITE ASSESSEMENTS

2.1

To ensure consistency the four alternative sites have been subject to the same
evaluation process as all other sites considered throughout the formation of the
Derbyshire Dales Local Plan. Each new alternative site has been assessed as to
whether it may be regarded as developable and deliverable within a 6-10 year
timescale or 11-15 year timescale of the Strategic Housing Land Availability
Assessment (SHLAA). The SHLAA process provides evidence on the potential
supply of land suitable for housing in the Derbyshire Dales over the next 15 years.
However, as Members will be aware, it is not the role of the SHLAA to allocate land
for development but to provide evidence alongside other studies to inform the site
allocation and/or decision making process.

2.2

Following the assessment of alternative sites, those that are regarded as being
developable have been reviewed against the ‘Housing Allocation’ criteria that have
been consistently applied at each stage of assessing potential housing allocation site
as part of the preparation of the Local Plan. The ‘Housing Allocation Criteria’ are
outlined below and have been used to identify which sites from the SHLAA are
appropriate for further consideration;
A. Sites immediately abutting the existing Settlement Framework Boundaries of
Matlock, Wirksworth, Darley Dale, Tansley, Ashbourne, Doveridge or Brailsford as
identified on the Proposals Map in the adopted Derbyshire Dales Local Plan or are
adjacent to substantially built up areas of development;
B. Sites with an assessed development capacity of 5 or more dwellings within the
SHLAA;
C. Sites that are capable of being integrated into the existing settlement pattern;
D. Sites that are capable of being assimilated into the local landscape without any
undue detrimental impact upon the visual appearance of the area;
E. Sites where the existing or allocated use in the adopted Derbyshire Dales Local
Plan is no longer viable, or is no longer required for the purpose for which it was
originally allocated.

2.3

The outcome of the two stage assessment of new alternative sites suggested during
consultation on the Derbyshire Dales Local Plan Pre Submission Draft is outlined
below:
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Site Ref

Location

CSAS121 Land to east
of New
Road/north
of Duke
Street
CSAS122 Land
adjacent to
Town End,
Church
Street
CSAS123 Land at
Alders Lane
CSAS124 Land to rear
of RBS

Settlement Site Potential
Area Capacity
(ha)
Middleton
0.70 21

SHLAA
Assessment
Developable
11-15 years

Housing
Allocations
Criteria A-E
Fail Criteria
A

Bonsall

2.02

N/a

Undevelopable

N/a

Tansley

1.65

N/a

Undevelopable

N/a

Darley
Dale

3.84

58

Developable
6-10 years

PASS

2.4

Only those alternative sites which are regarded as being developable, and satisfy
criteria A-E have been taken forward for further consideration as part of the
preparation of the Local Plan.

2.5

The assessment process concludes that, based on evidence currently available, site
CSAS124 Land to rear of RBS, Darley Dale represents a suitable and developable
alternative site and accordingly should be given further consideration. Comments on
the site at Darley Dale have been sought from statutory consultees including English
Heritage, National Trust, Natural England, the Environment Agency, Derbyshire
Wildlife Trust and Derbyshire County Council - Highways. A summary of the issues
raised in respect of site CSAS124 are provided in Appendix 3.

3

SITE PRIORITISATION

3.1

In order to significantly boost the supply of land for housing, the National Planning
Policy Framework (NPPF) requires local planning authorities to identify and update
annually, a supply of specific deliverable sites for housing. In determining which sites
are appropriate for potential allocation for housing development, consideration
therefore needs to be given as the whether the alternative site at Darley Dale
(CSAS124) is genuinely deliverable and developable.

3.2

To ensure consistency in approach site CSAS124 has been evaluated against the
‘Site Prioritisation’ methodology as presented to Members at the meetings of this
Committee held during November – January 2012/13 (minute 244/12 258/12 259/12
272/12 273/12 236/12 237/12 318/12). Appendix 4 sets out the assessment criteria
used in the ‘Site Prioritisation’ methodology and an officer assessment of site
CSAS124 against these criteria.

3.3

Members will recall that the following criteria were used to determine the priority of
potential sites;
Priority 1 – Sites which are located within close proximity to the Market Towns of
Matlock, Ashbourne or Wirksworth and perform highly (score 3 or above) in respect
of all of the following key development criteria: ecological impacts, site access and
highway impact, flood risk and surface water run-off, infrastructure considerations,
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bad neighbour considerations and ownership constraints, and are developable within
5 years.
Priority 1 sites will in due course, be the sites which are considered first for potential
allocation in order to meet the housing requirements.
Priority 2 – Sites which are located within close proximity to the Market Towns of
Matlock, Ashbourne or Wirksworth, or the larger settlements of Hulland Ward,
Brailsford, Doveridge, Tansley, Cromford, Darley Dale, Matlock Bath and Middleton
by Wirksworth and perform well (score at least 3) in respect of all of the following key
development criteria: ecological impacts, site access and highway impact, flood risk
and surface water run-off, infrastructure constraints, bad neighbour considerations
and ownership constraints.
Priority 3 – Sites in all locations which are capable of development, however the
impact of development in respect of a range of key development criteria including
site access and highway impact, flood risk and surface water run-off, infrastructure
considerations, bad neighbour considerations and ownership constraints is likely to
be more significant with the prospect of only partial mitigation of impact.
Priority 4 - Sites which perform poorly (score 1) in respect of any of the following key
development criteria; site access and highway impact, flood risk and surface water
run-off, infrastructure constraints, bad neighbour considerations and ownership
constraints.
Priority 4 sites are inappropriate for development due to the fact that there are
unsurmountable constraints in respect of the key development criteria. As such
priority 4 sites would not be considered appropriate for allocation.
3.4

Having regard to the prioritisation assessment undertaken at Appendix 4, it is
recommended that site CSAS124 at Darley Dale be prioritised as follows:
Site Ref

Location

Settlement Site
(ha)

Area Estimated
Housing
Capacity
3.84
58

CSAS124 Land to rear Darley
of RBS south Dale
of Dale Road

Priority
Ranking
Priority 2

3.5

Whilst it is recommended that site CSAS124 be identified as a Priority 2 site it is not
recommended to be allocated within the Derbyshire Dales Local Plan for residential
development because no additional sites are required to meet the housing
requirements in the Derbyshire Dales Local Plan, taking account of the
recommendations of the report elsewhere on the agenda in respect of the
Objectively Assessed Needs Study.

4

RISK ASSESSMENT

4.1

Legal
Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2)
of the Town and Country Planning Act 1990 requires that applications for planning
permission must be determined in accordance with the development plan unless
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material considerations indicate otherwise. Not have an up to date Local Plan in
place which provides adequate land for housing places the District Council at risk to
residential development being brought forward on appeal rather than on a plan-led
basis.
4.2

Financial
The cost of preparing the Derbyshire Dales Local Plan is contained within the District
Council’s budget.

4.3

Corporate Risk
The Derbyshire Dales Local Plan will be a pivotal tool in the delivery of the Council’s
Corporate Plan and the Derbyshire Dales and high Peak Sustainable Communities
Strategy. In order to fulfil this role it is necessary to ensure that robust evidence –
based and ‘sound’ documents ate prepared. Failure to do so will undermine the
ability of the District Council to achieve its key aims and objectives.

5

OTHER CONSIDERATIONS
In preparing this report, the relevance of the following factors has also been
considered: prevention of crime and disorder, equalities, environmental, climate
change, health, human rights, personnel and property.

7

CONTACT INFORMATION
Mike Hase, Planning Policy Manager
Tel: 01629 761251 E-mail: mike.hase@derbyshiredales.gov.uk

8

BACKGROUND PAPERS

Description
Date
File
Report and Minutes of Local Plan Advisory November,
G/5/P2(i)
Committee and Council
December 2012 and
January 2013 and
Council 14th
February 2013
Report to Local Plan Advisory Committee
October and
G/5/P2(i)
December 2013
DDLPPS Consultation Responses
July 2013
G/5/P1
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DERBYSHIRE DALES LOCAL PLAN PRE-SUBMISSION DRAFT - ALTERNATIVE SITE SUGGESTIONS
LOCAL PLAN ADVISORY COMMITTEE 3rd MARCH 2014
Location

Settlement

New Alternative Site or Resubmission

Explanation

Land at Alders Lane

Tansley

NEW SITE CSAS123

Land at Old Hackney Lane
Land adjacent to Town End Farm, Church Street

Darley Dale
Bonsall

Resubmission SHLAA CSAS39 Part of Housing Option DD4
NEW SITE CSAS122

Land at Wash Hills

Brassington

Resubmission SHLAA SS049

Land at Harvey Dale Quarry

Matlock

Resubmission SHLAA DD427

Land at Stancliffe Hall

Darley Dale

Resubmission SHLAA CSAS96

New site to be assessed. Site considered undevelopable within SHLAA.
Site previously considered at Housing Issues and Options Stage. Site Priority 2. Site not allocated within the
Local Plan.
New site to be assessed. Site considered undevelopable within SHLAA.
Site failed SHLAA Criteria - site regarded as undevelopable. Site unlikely to be deliverable in 15 years, not in a
location generally suitable for housing development and there is no identified housing need.
Site failed SHLAA Criteria - site regarded as undevelopable - site unlikely to be deliverable within 15 years as it
is fully or partly within an area designated to be of significant environmental importance such as a SSSI or a
Nature Reserve
Site considered as alternative site at Local Plan Advisory Committee 12th December 12. Site Priority 2. Site not
allocated within the Local Plan.

Land to the south of Derby Road

Doveridge

Resubmission CSAS26 Housing Option site DOV3

Site considered at Housing Issues and Options Stage. Site Priority 4. Site not allocated within the Local Plan.

Land at Asker Lane
Land at Cavendish Drive
Land at Cinder Lane
Land to the south of Dungreave Avenue
Land at GorseyBank

Matlock
Ashbourne
Wirksworth
Northwood
Wirksworth

Resubmission SHLAA DD854 Housing Option Site MAT1
Resubmission SHLAA SS086
Resubmission SHLAA CSAS98
Resubmission SHLAA CSAS101
Resubmission SHLAA CSAS99

Site considered at Housing Issues and Options Stage. Site Priority 4. Site not allocated within the Local Plan.
Site identified in SHLAA as developable 6-10 years. Site failed Housing Allocation Criteria C and D.
Site identified in SHLAA as developable 11-15 years. Site failed Housing Allocation Criteria C and D.
Site identified in SHLAA as developable 11-15 years. Site failed Housing Allocation Criteria A.
Site identified in SHLAA as developable 11-15 years. Site failed Housing Allocation Criteria C and D.

Land to the east of New Road

Middleton

NEW SITE CSAS121

Land at Moorcroft

Matlock

Resubmission Previously MAT3 SHLAA SS157

Land at Shaw-wood

Ashbourne

Resubmission part of SHLAA CSAS9

Allocate land at Cromford Hill

Cromford

NEW SITE CSAS120

Land at Matlock Golf Club, Chesterfield Road

Matlock

Resubmission SHLAA CSAS97

Land off Throstle Nest Way

Brailsford

Resubmission SHLAA CSAS18 Housing Option Site BRA2

Land at Old Derby Road

Ashbourne

Resubmission Previously part of ASH2 SHLAA SS006

Land at Willow Meadow Farm

Ashbourne

Resubmission Previously part of ASH2 SHLAA SS017

Land to rear of RBS

Darley Dale

NEW SITE CSAS124

Land at Tansley House Gardens

Tansley

Resubmission SHLAA CSAS33 Housing Option Site TAN3

Land at Ashes Avenue/Wheeldon Way

Hulland Ward

Resubmission SHLAA CSAS112

Land off Bakers Lane

Doveridge

Resubmission SHLAA DD567 Housing Option Site DOV1

Land off Station Road

Darley Dale

Resubmission CSAS58

New site to be assessed. Site identified as developable 11-15 years. Fails Housing Allocation Criteria A
Site considered at Housing Issues and Options Stage. Site Priority 3. Site not allocated within the Local Plan.
Site now has Planning Permission (13/00800/OUT)
Site considered as alternative site at Local Plan Advisory Committee 28th November 2012. Site Priority 4. Site
not allocated within the Local Plan.
New Site to be assessed for Employment Allocation. Based on sustainability of site and employment land
requirements not considered to represent a suitable site for employment development.
Site considered as an alternative site at Local Plan Advisory Committee and Council meeting 14th February
2013. Site Priority 4. Site not allocated within Local Plan.
Site previously considered at Housing Issues and Options Stage. Site Priority 3. Site not allocated within Local
Plan.
Site previously considered at Housing Issues and Options Stage. Site Priority 3. Site not allocated within Local
Plan.
Site previously considered at Housing Issues and Options Stage. Site Priority 3. Site not allocated within Local
Plan. Now granted planning permisson.
New site to be assessed. Site identified in years 6-10 of SHLAA as developable. Site passes Housing
Allocation Critieria and recommended as a Priority 2 site.
Site previously considered at Housing Issues and Options Stage. Site Priority 4. Site not allocated within Local
Plan.
Site identified in SHLAA as developable 6-10 years. Site failed Housing Allocation Criteria A. Site considered
as an alternative site at Local Plan Advisory Committee 26th November 2012.
Site previously considered at Housing Issues and Options Stage. Site Priority 3. Site not allocated within Local
Plan.
Site considered as an alternative site at Local Plan Advisory Committee 12th December 2012. Site considered
undevelopable within SHLAA.Site unlikely to be deliverable in 15 years as it is in Flood zone 3, countryside
entirely in flood plain, Tree Preservation Orders on site.

Land at Wash Green

Wirksworth

Resumission SHLAA CSAS61 Housing Option WIR3

Site considered at Housing Issues and Options Stage. Site Priority 3. Site not allocated within the Local Plan.

Land at Leys Farm
Land at South of the Firs

Ashbourne
Ashbourne

Resubmission SHLAA SS159 Housing Option Site ASH3
Resubmission SHLAA SS153

Site Considered at Housing Issues and Options Stage. Site Priority 3. Site not allocated within the Local Plan.
Site identified in SHLAA as developable 6-10 years. Site failed Housing Allocation Criteria B.

Land at Almark Garage, West End

Wirksworth

Resubmission SHLAA DD432 Housing Option Site WIR1

Site considered at Housing Issues and Options Stage. Site Priority 3. Site not allocated within the Local Plan.

Wash Green

Wirksworth

Resubmission SHLAA CSAS61 Housing Option Site WIR3

Land at Haarlem Mill
Wards Salvage Yard and Wigley's Land, Derby Road,

Wirksworth
Wirksworth

Resubmission SHLAA CSAS36 Not currently developable
Resubmission SHLAA DD488

Land at Millwards Depot Millers Green
Land at Baileycroft Garage

Wirksworth
Wirksworth

Resubmission SHLAA DD502
Resubmission SHLAA DD430

Site considered at Housing Issues and Option Stage. Site Priority 3. Site not allocated within the Local Plan
Site considered undevelopable within SHLAA. Site considered as an alternative at Local Plan Advisory
Committee 12th December 2012. Site now recommended for inclusion within the Settlement Framework
Boundary for the town of Wirksworth.
Site considered undevelopable within SHLAA - site within flood zone 3.
Site identified in SHLAA as developable 6-10 years. Site falls within the SFB and less than 5 dwellings
therefore not suitable for allocation.
Site considered undevelopable within SHLAA listed buildings within or partly within the site.
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APPENDIX 3
Housing Site Details and Representations

Background Information
Sub Area
Matlock and Wirksworth
Settlement
Darley Dale
Housing Options Site N/a
Reference
SHLAA Reference
CSAS124
SHLAA Timescale
Developable 6 -10 years
Site Address
Land to rear of RBS, Darley Dale
Site Area
3.84 ha
Potential Capacity
58 dwellings
Ownership/Agent Details
Ownership Details
Agent/Consultant Details

Unknown
Mr Ian Stuart – Avoca Planning, Landscape and
Development Ltd

Market Interest
Site Assessment and Evaluation
Location - The site is on land associated with DFS fronting the A6 through
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Darley Dale close to its junction with Station Road and Chesterfield Road.
Description - The site is an open field, one of a number remaining largely
undeveloped in this part of Darley Dale. The northern boundary with the A6
is defined by a stone wall. To the west a line of residential development
extends along Station Road. To the south there is industrial/ commercial
development including a County Council Depot and DFS. Beyond this is a
railway and Old Road. To the east are fields associated with Warney Brook
and the access road to DFS. There are isolated properties at Warney-dene
(closest to the site) and Orchard Cottage. A single mature tree is prominent
within the centre of the site otherwise vegetation is confined to back gardens
and boundaries. The site is close to the “centre” of Darley Dale/ Two Dales.
19th and 20th century residential development, with retail and commercial
properties, services, bank and the Whitworth Institute.
Industrial
development is largely associated with the railway to the south. The
surrounding landscape is part of the River Derwent valley floor and though
the character is considerably altered by development the site retains its
openness. It is an important open space along the A6 corridor. The area sits
low within its surroundings being quite well contained by existing landform
and development in spite of its size. It is overlooked in distant views from the
higher parts of Darley Bridge. There are local open views from the A6 and
properties on Station Road. Development offers opportunities to retain an
open edge to the A6 and the existing tree.
Assessment - The site is close to the “centre” of the community. Housing
development here is unlikely to have an adverse impact on settlement pattern
which would remain compact and focussed on the area containing the bank,
the Whitworth Institute and the medical centre and would repeat the way the
settlement has developed on the southern side of the A6 in areas further to
the west. There would be the loss of a substantial area of open space in the
A6 corridor but, in mitigation, it is large enough to accommodate a substantial
open frontage to the road. There will be adverse impact on the visual
amenity of residents on Station Road (in particular) but any distant views will
be seen against a backdrop and within the context of existing development.
Conclusion – The development of this site for housing would not have a
significant adverse impact on either local landscape character or visual
amenity. However an open frontage to the A6 and along the DFS access
road should be retained.
English Heritage Due to the proximity of the site to a Grade II Registered
Park and Garden and a number of associated listed buildings, there may be
an impact upon the setting of these heritage assets. This will need to be
carefully considered.
National Trust The site is overlooked from Stanton Moor Edge. I do not
consider that the relationship between the two is such that there is an
objection in principle, but nonetheless if this new alternative site was brought
forward then I consider that careful consideration would need to be given to
the form and height of the development and the treatment of its boundaries.
Environment Agency According to our records, a small part of the south
eastern corner of the site is within the floodplain of the Warney Brook. We
have no objections, in principle, to allocating the site for housing subject to no
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development taking place within that part of the site liable to flooding. A Flood
Risk Assessment will also be required in support of a planning application for
the site.
Natural England The site is located considerable distances from National
(SSSI) and International environmental sites (SPA, SPA or Ramsar).
Consequently the residential development will not have an effect upon their
reasons for designation.
Having examined the site however, there may be protected species issues.
These may have implications for the development of the site and as a
consequence the soundness of the Local Plan. The site has small waterways,
woodland and trees within or adjacent to them and these may provide habitat
for protected species which may be affected by development.
The Council should consult its ecologist to establish whether any species are
present.
Whilst policies in the Local Plan should ensure proposals on these sites do
not significantly affect protected species I have attached a link to our standing
advice.
http://www.naturalengland.org.uk/ourwork/planningdevelopment/spatialplanni
ng/standingadvice/advice.aspx
In summary, Natural England has no in principle objection to the addition of
this site within the Local Plan.
Derbyshire Wildlife Trust No response received
Habitat Regulation Assessment Screening
The site is reference CSAS124, and it has been assumed that the site will be
for housing only, although the proposed number of dwellings is not known at
this time.
The European sites that are most likely to be affected, and have therefore
been considered in this HRA screening, are: Peak District Moors (South
Pennine Moors Phase 1) SPA; South Pennine Moors SAC; Peak District
Dales SAC and Gang Mine SAC. The new housing site is approximately 2.2
km from the nearest boundary of the South Pennine Moors SPA and SAC
(the boundary of these sites is the same at this point). This is further than the
400 m distance often used as a buffer zone, outside of which ‘urban effects’
(e.g. fly-tipping, fire-setting, cat predation of birds) are less likely to occur.
Recreational pressure, which can result in effects such as footpath erosion or
disturbance of ground-nesting birds, can also be a local issue. There is not
expected to be an effect of recreational pressure on these sites because
Whitworth Park, a 10-acre local park, is approximately 100 m from the site
boundary, in addition to a network of public rights of way around Darley Dale,
and it is anticipated that local recreation, including dog walking, would use
these facilities in preference to walking to the SPA/SAC. The site is
approximately 3.7 km from the nearest component of the Peak District Dales
SAC, and 6.6 km from Gang Mine SAC, and there are no conceivable longdistance pathways of effect on these SACs.

88

The conclusion of this HRA screening is that no likely significant effects have
been identified from this site on the European designated sites considered.
Therefore, appropriate assessment of this site is not required, other than the
site’s contribution to cumulative issues from all the housing sites, and the incombination assessment to address these issues is already in progress.
Derbyshire County Council - Highways & Transportation
Highway Comments
A satisfactory access can be achieved to serve the site to A6 only, no other
vehicular access to private (DFS) access road or Station Road. May require
relocation of bus stop (including shelter), telephone box and Advance
Direction Sign to achieve satisfactory visibility sightlines from any access
point.
Scale of possible development not advised, although indicated to be less
than 80 no dwellings, on this basis, given the level of traffic on the adjoining
highway network, this is unlikely to have a severe impact on the surrounding
highway network.
Issues of typography and highways – existing site is at a higher level than the
public highway and is sloping away at an appreciable gradient in parts.
Careful consideration will need to be given to any housing layout to achieve
satisfactory estate street gradients.
Transport Assessment would be required where development exceeds 80
dwellings and Transport Statement required where development
accommodates 50-80 dwellings.
General Observations
Careful consideration to location of access to achieve satisfactory visibility
sightlines and separation from existing road junctions/accesses. The A6
corridor is relatively wide at this location and the existing carriageway has
central ladder hatching – the carriageway could be widened slightly further to
provide a formal right turn harbourage junction to serve the development.
Pedestrian desire routes need to be considered and adequate crossing
facilities put in place to accommodate any increased demand. Will require
relocation of existing street furniture/facilities as identified above. Vehicle
access currently shown to Station Road, however, this would not be suitable
to serve residential development, although it could be retained for emergency
access and pedestrian purposes to improve permeability.
Summary of Supporting Information Submitted
Representations received during consultation on Derbyshire Dales Local Plan
Pre Submission Draft (June –July 2013) stating land to the rear of RBS is
sustainable being situated at the heart of Darley Dale and is immediately
available for development. The site is advocated as a mixed use site for
housing (including affordable housing) and employment purposes. The site is
in a sustainable location close to existing shops and community facilities,
including primary/junior schools and the Whitworth Institute. A safe access to
the highway can be achieved.
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APPENDIX 4 SITE PRIORITISATION METHODOLOGY
Assessment
Factor No.
1

2

3

Criteria

Score 1

Score 2

Score 3

Score 4

Score 5

Previously
developed in
whole or part
Ecological and
environmental
constraints i.e.
SSSI’s, Local
Nature sites,
trees etc

100% greenfield

Greenfield /
brownfield roughly
50/50
Designations on site
mitigation and
enhancement
opportunities
(Including TPO
trees)

Site predominantly
brownfield more
than 70%

100% previously
developed

Environmental
designation upon
site, very
significant impact
unable to
overcome

Site predominantly
greenfield more than
70%
Designation on the
site, impact may be
mitigated through
safeguarding. No
opportunities for
enhancement

Designated
Heritage Asset on
the site, very
significant impact
unable to
overcome

Designation on the
site, impact may be
mitigated through
safeguarding. No
opportunities for
enhancement

Designations on site
mitigation and
enhancement
opportunities

Site adjacent to
heritage asset,
may affect setting.
Mitigation may be
achieved.

Historic
constraints i.e.
Listed
buildings
Conservation
Area
SAMR
HERS
WHS
Archaeology
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Designation in
proximity of site,
mitigation and
enhancement may
be achieved

No environmental
constraints or
designations.
Opportunities for
enhancement/impr
ovements

No heritage asset
constraints or
designations

Assessment
Factor No.
4

5

6

Criteria

Score 1

Score 2

Score 3

Score 4

Score 5

Site access
and impact
upon strategic
highway
network i.e. rd
junction
improvements
required,
access to site,
congestion,
impact on
network
Access –
Public
transport
Location in
relation to
services and
facilities

No safe access
can be achieved,
significant impact
on highway
network,
insurmountable
issues

Safe access may be
achieved, significant
impact on highway
network requiring
larger scale measures
/ infrastructure in order
to mitigate impact.

Safe access can be
achieved with
localised highway
improvements,
significant impacts
on highway network
that can be
mitigated in part.

Safe access can
be achieved,
limited impact on
the highway
network that can
be mitigated in part
or full

Safe access can
be achieved, no
adverse impact on
highway network

i.e. line painting,
new right turn, re
route bus service
No bus stops
within 20 minutes
walk
No facilities within
a 15 minute walk

Within 20 minutes
walk of an existing bus
stop
Local shop i.e.
convenience store,
post office, within 1015 minutes walk.
Limited services
available
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Within 15 minutes
walk of a bus stop

Within 10 minutes
walk of a bus stop

Within 5 minutes
walk of a bus stop

Local centre within
10-15 minutes walk,
reasonable range of
services

Town centre within
a 20-30 minute
walk. Full range of
services available

Town centre within
a 10-15 minutes
walk. Full range of
services available

Assessment
Factor No.
7

Criteria

Score 1

Score 2

Score 3

Score 4

Score 5

Flood Risk
and surface
water run off

Site is at high risk
of flooding from all
sources – SFRA

Site at high- medium
risk of flooding from all
sources

Site at medium-low
risk of flooding from
all sources
Waterbody present
on site
Water quality and
catchment wide
issues to be
addressed – may be
mitigated.
FRA suggests
flooding issues may
be overcome with
design and
mitigation – verified
by EA
Moderate
Landscape impact
that can be
mitigated in part
Limited
opportunities for
improvements and
enhancement

Site at low risk of
flooding from all
sources
Catchment wide
issues to be
addressed – may
be mitigated
FRA suggests
flooding issues
may be overcome
with design and
mitigation –
verified by EA

Site not at risk of
flooding from any
source
No water quality or
catchment wide
issues raised by
EA

Limited landscape
impact that can be
mitigated in full –
limited
opportunities for
enhancement

No adverse impact
upon landscape
setting.
Opportunities for
improvements and
enhancements

None or limited FRA
evidence – no
verification by EA

8

Landscape
setting

Significant impact
upon landscape.
Unable to
overcome through
mitigation

Significant degree of
landscape impact
anticipated, that can
be mitigated in part.
None or limited
opportunities for
enhancement
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Assessment
Factor No.
9

10

Criteria

Score 1

Score 2

Score 3

Score 4

Score 5

Infrastructure
Constraints–
i.e. education
capacity,
doctors,
utilities, open
space
Infrastructure
improvements
and
Enhancement
s i.e.
education,
health, open
space,
allotments

Existing significant
infrastructure
constraints that
cannot be
mitigated

Existing significant
infrastructure
constraints that can be
mitigated in part

Existing limited
infrastructure
constraints that can
be mitigated in part

Existing limited
infrastructure
constraints that
can be mitigated in
full

No infrastructure
constraints

No infrastructure
improvements or
enhancements
proposed or
information
unknown

Moderate/local scale
infrastructure
improvements
proposed.
Deliverability
demonstrated i.e. on
site – open space,
allotments, footpath
enhancement
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Significant and
strategic
infrastructure
enhancements and
improvements
proposed.
Deliverability
demonstrated. I.e.
plan area wide
benefits i.e. school
provision, health
care provision,
shop/local centre,
employment, roads

Assessment
Factor No.
11

12

Criteria

Score 1

Score 2

Score 3

Score 4

Score 5

Housing
Needs

Unknown level of
affordable housing
provision

Provides significantly
below policy
requirement for
affordable housing
(10-20% of
requirement)

Provides limited
amount of affordable
housing
(20-50% of
requirement)

Provides more
than half of policy
requirement for
affordable housing
(More than 50%)

Provides for the
delivery of full or
more policy
requirement of
affordable housing

Extent to
which site
would be
constrained
by bad
neighbouring,
incompatible
uses i.e.
industry,
commercial,
railway, road
noise

Unacceptably high
adverse affect for
occupiers
insurmountable
issues

Significant adverse
affect for occupiers
some constraints may
be overcome by
mitigation

Moderate adverse
affect for occupiers
some constraints
that may be
overcome by
design/mitigation

Slight adverse
impacts that may
be overcome by
design/mitigation

No known
constraints.
Amenity unaffected
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Assessment
Factor No.
13

Criteria

Score 1

Score 2

Score 3

Score 4

Score 5

Ownership
constraints

Site ownership
unknown.

Ownership known,
and limited part of site
willing to release land
for development.
None / limited
supporting information
provided.

Ownership known,
willing to release
whole site. No
supporting
information
provided.

Ownership known,
willing to release
whole of site.
Limited supporting
deliverability
information
provided

Ownership known,
willing to release.
Comprehensive
supporting
deliverability
information
submitted

Site availability 10-15
years

Phased over 10-15
and 6-10 due to site
size

Site availability 610 years

Site available
within 0-5 years- or
with planning
permission

Owner unwilling to
sell

14

Site timeframe
for delivery

Site availability
over 15 years or
unknown/uncertain

95

Appendix 4
Alternative Site Assessment - Site Prioritisation
Local Plan Advisory Committee 3rd March 2014
Assessment Factor

Alternative Housing Site
CSAS124

1

2

3

Previously
developed in
whole or part

Ecological &
environmental
constraints

Historic
constraints

1

3

4

4

5

6

Site
Access & Access Access to
Highway
Public services &
Impact
transport facilities
3

4

3
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7

8

Flood
Risk

Landscape
setting

3

3

9

10

Infrastructure Infrastructure
Constraints Enhancement
4

1

11

12

13

14

Housing
Needs

Bad
Neighbour
Constraints

Ownership
Constraints

Timeframe
for delivery

1

5

3

4

NOT CONFIDENTIAL – For public release

Item No. 6

LOCAL PLAN ADVISORY COMMITTEE
3rd MARCH 2014
Report of the Corporate Director

DERBYSHIRE DALES LOCAL PLAN PRE – SUBMISSION DRAFT –
SETTLEMENT FRAMEWORK BOUNDARY REVIEW
SUMMARY
The report advises Members of the comments made in respect of the revised Settlement
Framework Boundaries that were subject to public consultation as part of the Derbyshire
Dales Local Plan Pre-Submission Draft. The report also considers in a limited number of
instances modifications to the draft Settlement Framework Boundaries.
RECOMMENDATION
1. That the proposed amendments to the Settlement Framework Boundaries as outlined
in Appendix 2 of the report be endorsed and that they be included in the submission of
the Local Plan to the Secretary of State.
2. That Settlement Framework Boundaries are not defined for Carsington and Hopton.
WARDS AFFECTED
All Wards outside the Peak District National Park.
STRATEGIC LINK
The Derbyshire Dales Local Plan will be a pivotal tool in the delivery of the Council’s
Corporate Plan and the Derbyshire Dales and High Peak Sustainable Communities Strategy.

1

BACKGROUND

1.1

At the meeting of this Committee held on 20th November 2012 Members considered
representations received in respect of proposed Settlement Framework Boundaries
consulted upon during the Settlement Framework Boundary Review undertaken in
summer 2012. The proposed Settlement Framework Boundaries contained within the
Derbyshire Dales Local Plan Pre-Submission Draft reflected and had taken into
account these previous representations and recommendations (Minute 225/12).

1.2

Members will recall that at the meeting of this Committee held on 16th October 2013
it was resolved that further reports be presented to this Committee that set out the
details of the representations received during the consultation on the Derbyshire
Dales Local Plan Pre-Submission Draft. At the meeting of this Committee held on
20th November 2013 in addition to consultation responses on the policies and
proposals within the Local Plan Pre-Submission Draft a number of representations
were set out which suggested amendments to the Draft Settlement Framework
Boundaries.

1.3

One of the overarching aims of the National Planning Policy Framework is to deliver
sustainable development, which is all about improving the quality of life for everyone.
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The planning system has a significant role to play in achieving sustainable
development as it seeks to balance competing social, economic and environmental
factors.
1.4

The adopted Derbyshire Dales Local Plan (November 2005) introduced a series of
Settlement Framework Boundaries for the larger towns and villages of the plan area.
The purpose of Settlement Framework Boundaries is to set the strategic context for
the achievement of sustainable development by directing the majority of
development to the most sustainable locations and also, to define the extent of the
built up area of the main settlements across the plan area.

1.5

The Derbyshire Dales Local Plan Pre-Submission Draft (June 2013) set out that the
strategic approach to development across the Local Plan Area would be to 1:
• Safeguard the sensitive boundaries of the National Park.
• Concentrate Development on the Market Towns – focus primarily on previously
developed sites.
• Provide modest development within the larger villages, of an appropriate scale,
where opportunities exist to contribute towards the overall requirements.
• Encourage rural affordable housing in the smaller villages where there is limited
access to services and facilities.

1.6

Strategic Policy 2 – ‘Settlement Hierarchy’ of the Derbyshire Dales Local Plan Pre –
Submission Draft seeks to identify a settlement hierarchy as a means of taking this
strategic approach to development forward, enabling new development to be brought
forward in a sustainable way and providing a framework to manage the scale of
development within the plan area.

1.7

Settlement Framework Boundaries seek to delineate on a plan, a coherent and
established built up area within which further development, will in principle, be
acceptable and could benefit the overall sustainability of the settlement. Areas which
lie outside of the boundary are, for the purposes of planning policy, defined as
countryside where new development will be more strictly controlled in accordance
with the National Planning Policy Framework and complementary policies within the
Local Plan.

1.8

Strategic Policy 2 of the Derbyshire Dales Local Plan Pre–Submission Draft sets out
that Settlement Framework Boundaries will be defined for the following Market
Towns, Larger Villages and Smaller Villages of the plan area:
Market Towns
Matlock, Ashbourne, Wirksworth
Larger Villages
Hulland Ward, Brailsford, Doveridge, Tansley, Cromford, Darley Dale, Matlock Bath
and Middleton by Wirksworth
Smaller Villages
Bonsall, Brassington, Clifton, Darley Bridge, Hognaston, Kirk Ireton, Kniveton,
Marston Montgomery, Northwood, Rowsley and Sudbury.

1

Paragraph 4.16 in the Derbyshire Dales Local Plan Pre – Submission Draft June 2013.
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1.9

The 22 Settlement Framework Boundaries have been drawn to encompass the
integral area of each Market Town, Larger Village and Smaller Village, including
where appropriate, schools, existing employment areas and the defined curtilages of
existing buildings within the settlement. The following criteria have been applied;
i.
ii.
iii.

iv.

v.

Existing commitments by virtue of an extant planning permission for
residential or employment development on the fringes of the settlement.
Settlement Framework Boundaries follow clearly defined physical
features such as walls, fences, hedgerows, roads, streams.
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
Framework Boundary but the curtilage excluded.
Residential curtilages exclude paddocks, orchards, land used for
recreational purposes and similar uses and land separated from the
main curtilage by a physical boundary.
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.

1.10

As part of the consultation on the Derbyshire Dales Local Plan Pre-Submission Draft
the proposed Settlement Framework Boundaries where amendments were
recommended from the Adopted Local Plan Settlement Framework Boundaries and
the 11 settlements where new boundaries are proposed were set out within the
accompanying Pre-Submission Policies Maps document. As part of the consultation
on the Pre-Submission Draft representations were received upon both the approach
within Strategic Policy 2 - Settlement Hierarchy and upon the proposed Settlement
Framework Boundaries in terms of whether the proposed boundaries had been
drawn correctly in accordance with the defined criteria and whether the towns and
villages identified within the settlement hierarchy were appropriate for inclusion.

2

AMENDMENTS TO THE SETTLEMENT FRAMEWORK BOUNDARIES

2.1

As a result of consultation on the Derbyshire Dales Local Plan Pre-Submission Draft,
34 representations where received which proposed amendments to the Settlement
Framework Boundaries for a number of different towns and villages within the plan
area. The proposed amendments comprise both requests to include additional areas
of land within the proposed Settlement Framework Boundaries and to exclude areas
of land from the defined boundaries.

2.2

Of the 34 proposed amendments 12 were amendments to the Settlement Framework
Boundaries that had not be considered previously as part of the plan preparation
process. The 22 remaining representations were in fact resubmissions of previously
submitted suggestions for amendments to the Draft Settlement Framework
Boundaries. As these have previously been considered by this Committee at its
meeting on 20th November 2012 (Minute 225/12) and not considered to meet the
criteria set out in paragraph 1.8 no further re-assessment of resubmitted sites has
been undertaken as circumstances surrounding these sites and the criteria for
defining Settlement Framework Boundaries has not changed.
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2.3

Maps illustrating the location of the suggested amendments to the Settlement
Framework Boundaries are contained within Appendix 1. To ensure consistency all
of the new requests for amendments to boundaries have been assessed against
each of the defined criteria. In addition, Officers have visited each of the sites in
order to determine whether revisions to the Settlement Framework Boundaries would
be appropriate when assessed against the defined criteria. A detailed schedule of all
new Settlement Framework Boundary amendments and resubmitted amendments
received during the consultation on the Local Plan Pre-Submission Draft, along with
Officer Comments and recommendations are contained in Appendix 2.

2.4

In addition to the amendments to the proposed Settlement Framework Boundaries,
representations were also resubmitted requesting the identification of Settlement
Framework Boundaries for Carsington and Hopton. The nature and justification for
the individual request is similar to the representations received previously as part of
the Settlement Framework Boundary Review in 2012 and as set out below;
•

Hopton Developments Limited is a small business operating from premises at
Hopton. The provision of Settlement Framework Boundaries has not been
applied with any consistency. It is clear that if Longford and Sudbury are worthy
of Settlement Framework Boundaries, then so is Carsington/Hopton.

•

A Settlement Framework Boundary should be provided for Carsington/Hopton.
The ability to provide for a limited amount of new housing development would
help ensure that the village school and pub would remain viable. Give
Carsington/Hopton the status of a smaller village.

2.4

It should be noted that the overarching principle of Settlement Framework
Boundaries is to promote development in the more sustainable settlements, where
there is a degree of local services and facilities available and the need to travel to
primary facilities and services is minimised. Settlement Framework Boundaries seek
to delineate on a plan, a coherent and established built up area within which further
development, will in principle, be acceptable, and could benefit the overall
sustainability of the settlement, helping to sustain local services and facilities.

2.5

Members will recall that at the meeting of this Committee on 20th November 2012
(Minute 225/12) further analysis of population levels and the provision of services
and facilities in Carsington and Hopton were presented in order to assess whether a
new Settlement Framework Boundary should be provided for each of these villages.
The analysis for each settlement identified within the proposed hierarchy as defined
in Strategic Policy 2 of the Derbyshire Dales Local Plan is contained within Appendix
3 for reference.

2.6

Whilst the outcomes of this analysis indicated that there have been some changes to
the availability of the services and facilities within some of the settlements, overall
the settlement hierarchy as set out in Strategic Policy 2 remains valid. On this basis it
is recommended that no Settlement Framework Boundaries for Carsington and
Hopton be defined.

3

CONCLUSIONS

3.1

Representations have been received to the proposed Settlement Framework
Boundaries consulted upon as part of the Derbyshire Dales Local Plan PreSubmission Draft. Representations have been received expressing concern that the
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boundaries have been drawn too tightly and as a consequence development
opportunities would be limited. If the boundaries are drawn too wide, whilst it will
provide development opportunities, that development may have an unacceptable
impact upon the character and appearance of the settlement, particularly in the rural
areas. Furthermore the most appropriate means of providing development
opportunities is not by widening Settlement Framework Boundaries; rather it is
through allocating land specifically for residential development through the Local
Plan process. Furthermore it should be noted that the lack of a Settlement
Framework Boundary does not preclude development in its entirety, it merely
prevents open market residential development. Affordable housing development may
still be justified through the exceptions policy if an appropriate level of need can be
established.
3.2

On balance it is considered that the Settlement Hierarchy defined by Strategic Policy
2 in the Derbyshire Dales Local Plan Pre Submission Draft remains valid and that the
criteria for defining Settlement Framework Boundaries are appropriate and that
subject to the recommended changes set out in Appendix 2 no further revisions to
the Draft Settlement Framework Boundaries are appropriate.

4

RISK ASSESSMENT

4.1

Legal
Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2)
of the Town and Country Planning Act 1990 requires that applications for planning
permission must be determined in accordance with the development plan unless
material considerations indicate otherwise. Not have an up to date Local Plan in
place which provides adequate land for housing places the District Council at risk to
residential development being brought forward on appeal rather than on a plan-led
basis.

4.2

Financial
The cost of preparing the Derbyshire Dales Local Plan is contained within the District
Council’s budget.

4.3

Corporate Risk
The Derbyshire Dales Local Plan will be a pivotal tool in the delivery of the Council’s
Corporate Plan and the Derbyshire Dales and high Peak Sustainable Communities
Strategy. In order to fulfil this role it is necessary to ensure that robust evidence –
based and ‘sound’ documents ate prepared. Failure to do so will undermine the
ability of the District Council to achieve its key aims and objectives.

5

OTHER CONSIDERATIONS
In preparing this report, the relevance of the following factors has also been
considered: prevention of crime and disorder, equalities, environmental, climate
change, health, human rights, personnel and property.

6

CONTACT INFORMATION
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Mike Hase, Planning Policy Manager
Tel: 01629 761251 E-mail: mike.hase@derbyshiredales.gov.uk

7

BACKGROUND PAPERS

Description
Date
File
Report and Minutes of Local Plan Advisory November,
G/5/P2(i)
Committee and Council
December 2012 and
January 2013 and
Council 14th
February 2013
Report to Local Plan Advisory Committee
October , December G/5/P2(i)
2013 and January
2014
DDLPPS Consultation Responses
July 2013
G/5/P1
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DERBYSHIRE DALES LOCAL PLAN PRE-SUBMISSION DRAFT - SETTLEMENT FRAMEWORK BOUNDARY AMENDMENTS
LOCAL PLAN ADVISORY COMMITTEE 3RD MARCH 2014
Settlement

Address/Description

SFB Reference

Recommendation

Explanation
Criteria (ii) Site reads as part of the wider part of the countryside beyond the built up area of Cromford. Area is clearly
defined as open countryside by stone wall and fencing.

NEW SFB AMENDMENT PSDSFB10

Exclude

Bonsall

Amend boundary to Bedehouse Lane
Changes to SFB in Bonsall to reflect PDNPA boundary/ exclude parts
within PDNPA

NEW SFB AMENDMENT PSDSFB8

Amend SFB to reflect PDNPA boundary

Brassington

Land at Middle Lane, Brassington request for inclusion

Resubmission SFB22

Exclude

Bonsall

Include land at Croft Farm opposite Abel Lane

NEW SFB AMENDMENT PSDSFB6

Exclude

Cromford

Include land off Hawthorn Drive

NEW SFB AMENDMENT PSDSFB5

Exclude

Marston Montgomery

Include land at Old Hall Farm

Resubmission SFB42

Exclude

Brassington

Include extensions to the boundary

Resubmission SFB61

Exclude

Sudbury
Marston Montgomery
Bonsall

Amendment to SFB at public house and school lane
Amendments to SFB at Almar, Somersal Lane
Include land at Millpinch

Resubmission SFB25
Resubmission SFB40
Resubmission SFB59

Partial Inclusion
Exclude
Exclude

Darley Dale

Include Land at the Bungalow, Wheatley Road

NEW SFB AMENDMENT PSDSFB3

Exclude

Tansley

Include land at Oak Tree Gardens

NEW SFB AMENDMENT PSDSFB11

Exclude

Tansley

Include land to west of Tansley along Old Coach Road

Resubmission SFB33

Exclude

Northwood

Include land at Whitworth Road

Resubmission SFB37

Exclude

Two Dales
Upper Hackney

Include Two Dales within SFB
Include Upper Hackney within SFB

Resubmission SFB2
Resubmission SFB3

Exclude
Exclude

Hackney
Hackney

Include Upper Hackney within SFB
Include Hackney in wider Matlock SFB

Resubmission SFB3
Resubmission SFB3

Exclude
Exclude

Rowsley

Extend Rowsley SFB northwards along Chatsworth Road

Resubmission SFB29

Exclude

Darley Dale

Include Ladygrove in Darley Dale SFB

Resubmission SFB2

Exclude

Tansley

Include land at Northcliffe, Alfreton Road

Resubmission SFB27

Exclude

Tansley

Include land to east of Tansley along Nottingham Road

Resubmission SFB31

Darley Dale

Include land at Darley Hillside

Resubmission SFB30

Bonsall

Include land at Chestnut Farm

Resubmission SFB4

Exclude
Exclusion (but 2 dwellings south of Moor
Lane to be included)
Partial Exclusion - SFB should include the
buildings, but not the field to the north of
the farm

Northwood
Carsington and Hopton

Include area of open space within SFB
Request for SFB to be defined for each settlement

Resubmission SFB63
Resubmission SFB12 and SFB13

Inclusion
Exclude

Matlock

Amend SFB at Starkholmes

Include the area with extant planning
permission within the SFB

Clifton

Include land at Sprinkswood, Norbury Road

Inclusion

Site included within the SFB for Clifton as presented within the Pre Submission Policies Maps - June 2013.

Brassington

Include land at 'South View'

NEW SFB AMENDMENT (Smaller part of SFB71 to reflect
extant permissions) PSDSFB2
Site falls within the proposed SFB Clifton as shown at PSD
stage
Site falls within the proposed SFB Brassington as shown at
PSD stage (previously part of SFB1 and SFB17)

(Criteria v) The open nature of this part of Bonsall means that it is important to retain this area of open space in order to
maintain its contribution to the wider landscape setting.
Area cannot be excluded as it is surrounded by development. However the area is protected under Policy SF2 in Adopted
Local Plan.
Based on an assessment of services and facilities not an appropriate location for settlement boundary.
Majority of the site has the benefit of extant planning permission for residential development and therefore should be
included within the SFB as meets the defining criteria. The site does feel isolated beyond the built up area of Starkholmes
but the extant planning permission brings it into the criteria for SFB.

Inclusion

Middleton

Include land north of Duke Street

Resubmission SFB32

Site included within the SFB for Brassington as presented within the Pre Submission Policies Maps - June 2013.
(Criteria ii and v) The site is separated from the settlement by the boundary walls of the gardens along Duke St,
development here would have an impact on the setting of the settlement.

Tansley

Include land between Ivy House, The Homestead and Pinbrook Cottage,
Nottingham Road

NEW SFB AMENDMENT (Smaller part of SFB31) PSDSFB1 Exclude

Ashbourne

Include land at Hilltop

NEW SFB AMENDMENT PSDSFB4

Cromford

Exclude

Exclude
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Settlement Framework Boundary to reflect extent of Local Planning Area.
(Criteria ii) Extension of the boundary will spread ribbon development out into the countryside. A clear boundary to the
village is formed by Nether Lane and West End.
Criteria (ii) sites reads as part of the open countryside and should remain outside the SFB of Bonsall, area defined as
countryside by wall to boundary.
Criteria (ii) site is overgrown, feels/reads as part of the countryside beyond and therefore should remain outside the SFB .
Site defined as countryside by hedgerow and post and wire fencing.
(Criteria ii) This area if clearly defined as being part of the open countryside by the hedgerows along Barway and Pearl
Bank.
(Criteria iv and ii) Area is clearly separated from settlement by a clear boundary formed by boundary walls of dwellings on
Wash Hills Close to the north of the site. Also site contains paddocks / land used for recreational purposes.
(Criteria V) As recommended in the report of the Inspector in the previous Local Plan Review, the Estate Office and its
enclosed yard form part of the built form of Sudbury and should be included, along with the Bowling Green. However the
garden to The Vernon Arms and land to the rear of the Bowling Green are not part of the built form but comprise part of the
setting of the village.
(Criteria ii, iv) This land is excluded from adjoining residential curtilage by clearly defined fence.
Site is overgrown, and read as part of the countryside.
Criteria (ii) Site separated by low all adjacent to Wheatley Road. The site is in open countryside and does not form part of
the built up area of Darley Dale. Area was previously considered at the last Local Plan Inquiry, refer to paragraph 10.5 of
Derbyshire Dales Local Plan Inspectors Report, which states " The Whealtey Road Site at Two Dales is some distance
from the majority of local services and facilities in Darley Dale, suffers from poor vehicular access and development would
represent an intrusion into the open countryside. Again there is no strategic need for further housing land and local needs
are covered by other policies in the RDDLP and do not necessarily require land within the SFB. Therefore, extension of the
SFB in this location is unacceptable."
Criteria (ii) Boundary treatments and typogrpahy clearly define site as part of countryside.
(Criteria ii) The area surrounding Old Coach Road is clearly separated from the rest of Tansley by the physical boundary of
the wooded area to the south of River View Close.
(Criteria ii and iii) The building within the site is clearly separated from the rest of the settlement by open countryside to the
north within and outside of the site.
(Criteria ii) The area is clearly separated from the settlement by the physical boundary of woodland to the eastern end of the
settlement. The area is large and will spread ribbon development into the countryside.
The area is large and will spread ribbon development into the countryside.
(Criteria ii) The area is clearly separated from the settlement by the physical boundary of woodland to the eastern end of the
settlement. The area is large and will spread ribbon development into the countryside.
The area is large and will spread ribbon development into the countryside.
(Criteria ii) The Draft Settlement Framework Boundary follows the clearly defined feature of woodland to the north of
Rowsley, the site area north of this is clearly separated from the rest of the settlement and with sporadic development is
more rural in character.
(Criteria ii) The area is clearly separated from the settlement by the physical boundary of woodland to the eastern end of the
settlement.
(Criteria ii) This land is clearly separated from the settlement by the track/footpath that runs along the eastern and southern
boundary.
(Criteria ii) The settlement pattern is increasingly sporadic along Nottingham Road and is separated from the rest of the
settlement by the farmland to the east of Church Street.
(Criteria ii) The area is clearly separated from the rest of the settlement by Moor Lane. The settlement pattern is
increasingly dispersed in nature within this site, creating a more rural character

Site does not integrate into the SFB/built up area of Tansley. Settlement pattern increasingly sporadic in this location. The
woodyard is separated from the rest of the village by the open area, therefore considered to be outside the SFB.
Criteria (ii) Site does not integrate into the SFB/built up area of the town, Derby Road and Old Derby Road provide a break/
edge to the town and countryside beyond, site feels part of countryside and surrounded by open fields.

Brassington

Include land off Greenway

NEW SFB AMENDMENT PSDSFB7

Exclude

Wirksworth

Include land at Wash Green

NEW SFB AMENDMENT PSDSFB12

Exclude

104

Area of open space currently under construction. Open space will be read as part of the countryside rather than part of the
built up area of the village. The residential properties are effectively the defined boundary between the built up part of the
village and the countryside beyond.
Despite recent adjacent residential development site is clearly defined by strong boundary treatments and continues to read
as part of the countyside.

Settlement

Parish

Ashbourne
Bonsall
Brailsford
Brassington
Clifton
Cromford
Darley Bridge
Darley Dale
Doveridge
Hulland Ward
Kirk Ireton
Kniveton
Longford
Marston Montgomery
Matlock
Matlock Bath
Middleton by Wirksworth
Northwood
Rowsley
Sudbury
Tansley
Wirksworth
Hognaston
Cubley
Carsington
Hopton
Norbury & Roston

Ashbourne Town
Bonsall
Brailsford
Brassington
Clifton
Cromford
South Darley
Darley Dale
Doveridge
Hulland Ward
Kirk Ireton
Kniveton
Longford
Marston Montgomery
Matlock Town
Matlock Bath
Middleton
Northwood & Tinkersley
Rowsley
Sudbury
Tansley
Wirksworth Town
Hognaston
Cubley
Carsington & Hopton
Carsington & Hopton
Norbury & Roston

Population 2001

7664
775
1007
584
529
1496
735
5167
1452
989
504
384
321
452
9496
829
723
677
492
976
1192
4965
355
240
231
100
270

General
Convenience
Stores

Post
Offices

Mobile
Shops

Petrol
Filling
Stations

Y
1
1
1
1
1
0
3
1
1
1
0
0
1
Y
↓0 ?
0
↓0
1
1
↓0
Y
0
↓0
0
0
0

1
↓0
1
0
0
1
0
2
1
1
↓0
0
0
↓0
1
0
1
0
1
1
1
1
0
0
0
0
0

0
0
0
↑1
0
0
0
0
0
0
0
0
0
0
0
0
1
0
0
0
1
0
0
0
0
0
0

2
0
1
0
↓0
1
0
1
0
1
0
0
0
0
3
0
0
1
0
0
0
1
0
0
0
0
0

Pharmacy Public
Shops
Houses

2
0
0
0
0
1
0
1
0
0
0
0
0
0
2
0
0
0
0
1
0
1
0
0
0
0
0

Y
2
1
2
↓1
↓2
1
3
1
2
1
1
1
1
Y
Y
2
0
1
1
3
Y
1
0
2
0
1

Days per
week bus
services

Is there a
Sunday bus
service?

7
6
↑7
↓6
↓5
7
6
7
7
↓6
↑6
7
↓0
↑5
7
7
6
↑7
7
7
6
7
6
↓5
7
7
↓5

Y
N
Y
↓N
N
Y
N
Y
Y
↓N
N
Y
N
N
Y
Y
N
↑Y
Y
Y
N
Y
N
N
Y
Y
N

KEY
Degree of change in services and facilities by settlement between 2007 - 2012
↓0
Fall in level of services/facilities by amount
↑7
Increase in level of services/facilities by amount
Y
Yes
N
N
Where a number is provided this indicates total amount for settlement
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Is there a
Railway Community
week day bus Station Transport
service after
6.00pm?
Y
Y
Y
N
0
↑Y
Y
0
Y
N
0
↑Y
N
0
Y
Y
Y
Y
Y
0
Y
Y
0
Y
Y
0
Y
Y
0
Y
N
0
Y
N
0
Y
N
0
Y
N
0
Y
Y
Y
Y
Y
Y
Y
Y
0
Y
↑Y
0
Y
Y
0
Y
Y
0
Y
↓N
0
Y
Y
0
Y
N
0
Y
N
0
Y
N
0
Y
N
0
Y
N
0
Y

How many halls
are available for
public use?
Y
1
1
2
1
3
1
2
1
1
1
1
1
1
Y
1
1
0
1
1
4
Y
1
1
0
0
1

Access to
computer
internet
point
Y
N
N
N
N
N
N
N
N
N
N
N
N
N
Y
N
N
N
N
N
N
Y
N
N
N
N
N

Sports
ground

Children's
play area

School

Doctors
surgery

Place of
worship

Y
1
0
1
1
1
0
2
1
1
0
1
1
1
Y
0
1
0
1
1
2
Y
0
0
1
0
1

Y
2
Y

4
1
1
1
1
1
1
2
1
1
1
1
1
1
6
1
1
0
1
1
1
4
0
0
1
0
1

2
0
1
0
0
0
0
1
0
1
0
0
0
0
2
0
0
0
0
1
0
1
0
0
0
0
0

Y
3
2
1
1
2
1
3
2
0
2
2
1
1
Y
1
2
0
2
1
2
Y
1
↓0
1
0
1

1
1
0
3
1
1
0
1
1
0
Y
0
1
0
1
0
1
Y
0
0
0
0
0

