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To:

All Councillors

As a Member of the Local Plan Advisory Committee, please treat this as your summons
to attend the meeting on Monday 11 July 2016 at 6.00 pm in the Council Chamber,
COUNTY HALL, Matlock. (PLEASE NOTE VENUE)
Yours sincerely

Sandra Lamb
Head of Democratic Services

AGENDA
1.

APOLOGIES
Please advise the Committee Team on 01629 761300
committee@derbyshiredales.gov.uk of any apologies for absence.

2.

or

e-mail

PUBLIC PARTICIPATION
To enable members of the public to ask questions, express views or present
petitions, IF NOTICE HAS BEEN GIVEN, (by telephone, in writing or by electronic
mail) BY NO LATER THAN 12 NOON OF THE WORKING DAY PRECEDING THE
MEETING. NB: REPRESENTATIONS MUST RELATE SPECIFICALLY TO ITEMS
BEING CONSIDERED BY THE COMMITTEE AT THIS MEETING.
The District Council’s Constitution limits Public Participation to a maximum of one
hour, with individual “slots” limited to 3 minutes. The length of individual slots will,
however, be reduced if the number of registered speakers means the 1 hour limit will
be exceeded, we will liaise with speakers, after the deadline for registration, if a
reduction of their allocated time is necessary.

3.

INTERESTS
Members are required to declare the existence and nature of any interests they may
have in subsequent agenda items in accordance with the District Council’s Code of
Conduct. Those interests are matters that relate to money or that which can be
valued in money, affecting the Member her/his partner, extended family and close
friends.
Interests that become apparent at a later stage in the proceedings may be declared
at that time.
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network across the plan area, and the levels of investment required
to encourage the use of alternative modes of transport as a means
of providing some capacity within the existing highways network to
accommodate the levels of growth proposed. The report also
proposes that the content of the report be the subject of further
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Item No. 4

LOCAL PLAN ADVISORY COMMITTEE
11TH JULY 2016
Report of the Corporate Director

DERBYSHIRE DALES LOCAL PLAN – TRANSPORT EVIDENCE BASE
PURPOSE OF REPORT
The purpose of this report is to advise Members of the contents of a report that has been
prepared by consultants which advises upon the extent to which the proposed allocations
within the Derbyshire Dales Draft Local Plan are likely to have an impact upon the highways
network across the plan area.
It states that there will be some significant investment required to encourage the use of
alternative modes of transport as a means of providing some capacity within the existing
highways network to accommodate the levels of growth proposed.
The report also recommends that further consideration be given to the contents of the report
in conjunction with Derbyshire County Council as Highways Authority prior to taking forward
the Derbyshire Dales Local Plan.
RECOMMENDATION
1. That Committee note the contents of Transport Evidence Base Report as set out in
Appendix 1.
2. That delegated authority be given to the Corporate Director in conjunction with the
Chairman of the Local Plan Advisory Committee to undertake further discussions with
Derbyshire County Council as Local Highways Authority in respect of the implications
of the Transport Evidence Base report for the Derbyshire Dales Local Plan.
3. That the outcome of the discussions with Derbyshire County Council be reported to a
future meeting of this Committee or Council and taken into account in taking the
Derbyshire Dales Local Plan forward.
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
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1

BACKGROUND

1

Members will recall that at a meeting of Council held on 12th October 2015
considering a report on a proposal to commission consultants to assess the
cumulative impact of potential future development within the Derbyshire Dales Local
Plan and to set out appropriate mitigation measures to address any shortcomings in
the highways network across the District. It was resolved:





That the brief set out in Appendix 1 to the report as the basis for assessing key
traffic and transportation issues throughout the Local Plan area be endorsed
That authority be delegated to the Corporate Director in conjunction with the
Chairman of the Local Plan Advisory Committee and Derbyshire County
Council to commission suitable consultants to undertake the specification of
works set out in Appendix 1 to the report.
That the outcome of the study be presented to a future meeting of the Local
Plan Advisory Committee. (Minute 170/15)

1.2

For the purposes of procurement Derbyshire County Council, with appropriate input
from the District Council, acted as the lead authority on the appointment of suitable
consultants (AECOM) and the subsequent running of the consultant’s contract.

2

TRAFFIC EVIDENCE BASE REPORT

2.1

Although the consultants were appointed in late 2015, much of the work on their
report has followed on from the decisions made by this Committee earlier this year
on which sites were considered to be best suited for allocation within the Derbyshire
Dales Local Plan. A copy of the consultant’s report is set out in Appendix 1 to this
report.

2.2

The first part of the report sets out a review of the evidence that has been collated in
respect of traffic and transportation issues. This sets out, for reference purposes,
details of similar assessments undertaken in support of the Derbyshire Dales and
High Peak Joint Core Strategy dating back to 2009.

2.3

The section on Baseline Conditions considers the extent of commuter movements
into and out of Derbyshire Dales, noting that the location with the highest level of
commuting into/out of Derbyshire Dales is Derby City. It advises that, unsurprisingly,
that the car is the main mode of transport for journeys to work, with 74% of all
journeys made in this way. It also provides details of the bus services across the plan
area and the effect that hourly services have had on patronage on the Derwent
Valley Community Rail Line between Matlock & Derby.

2.4

In terms of the current situation with regards to traffic the report draws upon travel
times derived from in-vehicle GPS data and collected in the Trafficmaster database.
It advises that as could be expected, the main focus of congestion is within the towns
of Matlock, Ashbourne and Wirksworth. It identifies a number of locations on the
existing highways network, where the congestion ratio of peak hour congestion to
non peak hour congestion is higher than elsewhere on the network:




Wirksworth to Brassington (Manystones Lane);
B5035, Wirksworth to Ashbourne;
A517, Ashbourne to Belper;
4



2.5

A6, Matlock to Bakewell; and
A52, near Brailsford.

The report provides information on the current level of traffic flows across the road
network in Matlock, Ashbourne and Wirksworth. It also seeks to provide information
about seasonal variations, road safety and Local Transport Plan Schemes. In terms
of road safety it indicates that there are six locations where 5 or more collisions have
taken place within a 25 metre radius:







Ashbourne: Junction of A517 and A515;
Ednaston: A52 Painters Lane/ Derby Lane;
Middleton: B5023/ B5035 Junction
Cromford: A6 Derby Rd/A5012 Cromford Hill Junction;
Matlock: A615 Causeway Lane/Steep Turnpike Junction
Cromford: B5036 Cromford Hill/ A5012 Water Lane Junction

2.6

It advises that one whilst rail use from Matlock is rising, public transport patronage is
only half of that in the East Midlands and the UK. It also indicates that one of the key
risks to future development could be any future cuts to subsidised public transport
services and development around the main towns of Matlock and Ashbourne may
not result in improved number of pedestrian journeys as distances are increased.

2.7

Section 4 in the report sets out the number of weekday vehicle trips potentially
generated by the proposed housing set out in the Derbyshire Dales Draft Local Plan
and their distribution across the highways network. This information is then used in
Section 5 to identify the potential likely traffic impacts of the proposed allocations and
the potential mitigation strategies.

2.8

In terms of Matlock, the report indicates on the basis of the assumptions built into the
report that without any mitigation measures that some parts of the existing road
network in the town will exceed their link capacity, whilst others will remain within
their link capacity. Those where it is envisaged to exceed their capacity are:





A615 Bakewell Road
A6 Dale Road
A6 Bakewell Road
A615 Causeway Lane

2.9

In terms of the impact upon junctions the report indicates that Crown Square and the
Matlock Green junctions are already operating at capacity without any additional
development. It indicates that the A6/Bakewell Road junction is expected to operate
at capacity at a point that the proposed allocations within the Local Plan are fully
occupied. It also suggests that the signalised junction at Matlock Bridge is likely to
operate at capacity in the afternoon peak hours, with the situation being worse in the
summer holiday season.

2.10

In Wirksworth the report indicates that without mitigation measure that none of the
links within the town will reach capacity over the plan period, although some
mitigation may be required to enable traffic emerging from side roads to gain access
on to the B5023.

2.11

In Ashbourne the report indicates that taking account of the level of planned
development, without mitigation only the St Johns Street link will exceed capacity
over the plan period. The report acknowledges that key routes that would be “under
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stress” as a result would be Sturston Road and Derby Road on the approach to the
Sturston Road/Derby Road signals, which it notes is already operating at capacity in
the morning peak and any further development is likely to create additional queuing.
2.12

The report models the impact of introducing sustainable transport interventions on
the highways network, the potential for physical junction improvements and for major
schemes to act as mitigation.

2.13

In terms of the sustainable transport interventions the report assumes that area wide
travel planning and development site specific planning could reduce by background
traffic by 10% as existing and 7.5% for development traffic. The report also builds in
assumptions that as a result of the additional development that there will be 2.5%
reduction as a result of ‘peak spreading’ i.e. vehicular journeys will be spread before
and after the peak hours to avoid delays caused by congestion.

2.14

By applying these assumptions the following situation is arrived at in respect of the
impact of development on the Crown Square junction in Matlock:

2.15

In terms of physical junction improvements the report indicates that for Matlock
signalisation of Crown Square junction as an alternative to a roundabout is unlikely to
generate additional capacity within the highway primarily due to the constraints
imposed by the ability of the junction to be improved. It goes on that any
improvements to the junction are likely to substantially alter the character of the town
centre. It also suggests that some additional capacity is likely to be required at
Matlock Green, but again signalisation would not increase capacity rather it would
allow better queue management.

2.16

It concludes that practically for Matlock the only opportunity to mitigate the impact of
development is as a result of the introduction of sustainable travel initiatives.

2.16

By applying the same assumptions to the Sturston Road/Derby Road junction in
Ashbourne the following situation is arrived at in respect of the impact of
development on the Derby Road/Sturston Road junction in Ashbourne:
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2.17

The report indicates that in terms of physical junction improvements within
Ashbourne, whilst having some potential to mitigate the impact of new development
it is limited by adjacent buildings, many of which have historic value. Furthermore
initial modelling has indicated that such a scheme would continue to result in traffic
including large HGVs being drawn to the town centre.

2.18

The study also considers the implications of development within Brailsford and traffic
routing to Derby. It suggests that the key issue in the village is the ‘Stop’ controls
from Luke Lane and The Green onto the A52 which runs through the centre of the
village, and the lack of pedestrian crossing facilities to link both sides of the A52. The
report suggests route treatment through the village could provide a better sense of
being within a village environment including:




Gateway features
Replacement of the Luke Lane junction with a mini-roundabout; and
Installation of further pedestrian crossing facilities (in the form of pelican
crossings).

2.19 Although trips along the A52 to/from Derby would in the region of 420 trips in both
morning and afternoon peak hours, proposals by Highways England to improve the
Markeaton Roundabout within the plan period are considered sufficient to address any
concerns about additional congestion at this junction.
3

IMPLICATIONS FOR DERBYSHIRE DALES LOCAL PLAN

3.1

Paragraph 32 of the NPPF advises that all development that generate significant
amounts of movement should be supported by a Transport Statement or Transport
Assessment. Plans and decisions should take account of whether:




the opportunities for sustainable transport modes have been taken up
depending on the nature and location of the site, to reduce the need for major
transport infrastructure;
safe and suitable access to the site can be achieved for all people; and
improvements can be undertaken within the transport network that cost
effectively limit the significant impacts of the development. Development should
7

only be prevented or refused on transport grounds where the residual
cumulative impacts of development are severe.
3.2

In terms of the allocations identified within the Derbyshire Dales Draft Local Plan all
have been assessed by Derbyshire County Council as the Highways Authority as
being able to achieve a safe and suitable access for all people.

3.3

The key issues, therefore, is the cumulative impact that the traffic generated from the
level of development being proposed within the Derbyshire Dales Draft Local Plan has
on the highways network, and the extent to which it is required to, and can be
mitigated.

3.4

As set out above the report includes assumptions about the level of sustainable
transport interventions before providing details of the residual impact that development
could have upon key junctions in Matlock and Ashbourne. It notes in the report that
these assumptions are “aggressive” both in Matlock and Ashbourne.

3.5

In other words, the approach taken in the report assumes that there will be some
significant investment required to encourage the use of alternative modes of transport
as a means of providing some capacity within the existing highways network to
accommodate the levels of growth proposed.

3.6

The issue therefore is how the Derbyshire Dales Local Plan can deliver these
improvements. Policy HC17 in the Derbyshire Dales Draft Local Plan seeks to
encourage the greater use of sustainable transport solutions, and indicates that
financial contributions and/or Community Infrastructure Levy will be used to deliver
required transport and accessibility improvements. Whilst this policy provides a basis
for taking forward sustainable transport interventions across the plan area, it is
considered that further work is required to ensure that there is a delivery strategy in
place that complements it and seeks to achieve the necessary changes. This can,
however, only be achieved with the assistance of Derbyshire County Council as the
Highways and Public Transport Authority. It is therefore recommended that further
discussions are undertaken with Derbyshire County Council, with a view to preparing
a complementary delivery strategy for sustainable transport interventions across the
plan area.

3.7

The report indicates that, even after the implementation of sustainable transport
interventions there are likely to be residual cumulative effects of the level of proposed
allocations in the Derbyshire Dales Draft Local Plan. The most significant of which are
those which impact upon Crown Square in Matlock, and the Sturston Road/Derby
Road junction in Ashbourne.

3.8

In regards to Crown Square, the report advises that when all the proposed
commitments and allocations are taken into account, and after sustainable transport
interventions, the effect would be a 39% increase in traffic.

3.9

In Ashbourne, improvements to the Sturston Road/Derby Road junction and
sustainable transport interventions would allow for 80% of housing to be brought
forward without any change to the impact of traffic on this junction. However to bring
forward all the housing envisaged in the Ashbourne area would have a 45% increase
in traffic on this junction.

3.10 The key consideration after the implementation of sustainable transport interventions
is the extent to which these residual effects are considered to be “severe” as advised
8

in the NPPF. There is however no definitive definition as to what level of impact is
considered to be “severe”.
3.11 Whilst the report infers that a 30% increase in traffic could be considered to be a
severe impact, it does not categorically advise that this level should be taken as being
a threshold for defining the impact as being severe.
3.12 In such circumstances it is essentially for the local planning authority to determine at
what point the impact of traffic on the highways network constitutes being considered
as severe impact. Discussions have taken place with Derbyshire County Council as
the Highways Authority to seek to establish the level of impact that they would
consider to constitute “severe”, sufficient for them to raise an objection to the level of
development proposed in the Derbyshire Dales Draft Local Plan, on the grounds of
severe impact. At the time of writing this report the County Council had not yet come
to any overall conclusions about what they consider to constitute a severe impact.
3.13 It is therefore recommended that delegated authority be given to the Corporate
Director, in conjunction with the Chair of this Committee to continue discussions, with
the County Council and to report back to a future meeting of this Committee or of
Council.
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 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. The legal risk is therefore low.

4.2

Financial
The financial risk is assessed as low.

.
4.3

Corporate Risk
The Derbyshire Dales Local Plan will be a pivotal tool in the delivery of the Council’s
Corporate Plan. In order to fulfil this role it is necessary to ensure that robust
evidence-based and “sound” documents are prepared. Failure to do so will undermine
the ability of the District Council to achieve its key aims and objectives. The Corporate
Risk associated with the preparation of the Local Plan has been identified as High
Risk.

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.
9
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CONTACT INFORMATION
Mike Hase, Planning Policy Manager
Tel: 01629 761251 E-mail: mike.hase@derbyshiredales.gov.uk
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Limitations
This document has been prepared in accordance with the scope of AECOM’s appointment with its client and
is subject to the terms of that appointment. No other warranty, expressed or implied, is made as to the
professional advice included in this Report or any other services provided by AECOM.
AECOM accepts no liability for any use of this document other than by its client and only for the purposes for
which it was prepared and provided. Any advice, opinions, or recommendations within this document should
be read and relied upon only in the context of the document as a whole. The contents of this document do
not provide legal or tax advice or opinion.
The conclusions and recommendations contained in this Report are based upon information provided by
others and upon the assumption that all relevant information has been provided by those parties from who it
has been requested and that such information is accurate. Information obtained by AECOM has not been
independently verified by AECOM, unless otherwise stated in the Report.
The methodology adopted and the sources of information used by AECOM in providing its services are
outlined in this Report. The work described in this Report was undertaken between October 2015 and June
2016 and is based on the conditions encountered and the information available during the said period of
time. The scope of this Report and the services are accordingly factually limited by these circumstances.
AECOM disclaim any undertaking or obligation to advise any person of any change in any matter affecting
the Report, which may come or be brought to AECOM’s attention after the date of the Report.
Certain statements made in the Report that are not historical facts may constitute estimates, projections or
other forward-looking statements and even though they are based on reasonable assumptions as of the date
of the Report, such forward-looking statements by their nature involve risks and uncertainties that could
cause actual results to differ materially from the results predicted. AECOM specifically does not guarantee
nor warrant any estimate or projections contained in this Report.
Unless otherwise stated in this Report, the assessments made assume that the sites and facilities will
continue to be used for their current purpose without significant changes.
© AECOM Infrastructure & Environment UK Limited 2016.
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Introduction

1.1

Overview
Derbyshire Dales District Council (DDDC), the local planning authority, is developing a new Local
Plan that will shape the future development of the District (outside of the Peak District National Park)
over the period to 2033.
The purpose of this Transport Evidence Base report is to identify the likely traffic impacts of this
development across the district as a whole, and to identify a mitigation strategy. It is envisaged that
individual developments would be supported by a Transport Assessment (TA) at the time any
planning application is submitted, which would consider site specific issues in more detail.

1.2

National Planning Policy Framework
The National Planning Policy Framework (NPPF, March 2012) sets out the Government’s planning
policies for England and provides a framework to develop localised planning strategies. Paragraphs
29 to 41 focus on, and emphasise, the promotion of sustainable transport. NPPF states that plans
and decisions should take account of whether:

·

the opportunities for sustainable transport modes have been taken up depending on
the nature and location of the site, to reduce the need for major transport
infrastructure;

·

safe and suitable access to the site can be achieved for all people; and

·

improvements can be undertaken within the transport network that cost effectively
limit the significant impacts of the development. Development should only be
prevented or refused on transport grounds where the residual cumulative impacts of
development are ‘severe’.

The key policy test in the NPPF, therefore, is that transport impacts are not ‘severe’. This is
confirmed by the National Planning Practice Guidance (NPPG) portal which states that:
“Transport Assessments and Statements can be used to establish whether the residual transport
impacts of a proposed development are likely to be “severe”, which may be a reason for refusal, in
accordance with the National Planning Policy Framework.”
The NPPF identifies Travel Plans as being a key tool with which to secure transport-related
sustainability.

1.3

Methodology
The NPPG includes advice ‘Transport Evidence Bases in Plan Making’. This provides a high level
overview of the issues to be considered when preparing transport documents supporting a Local
Plan. Within this, the key issues, which should be considered when developing a transport evidence
base, are identified as being to:
·

assess the existing situation and likely generation of trips over time by all modes and the
impact on the locality in economic, social and environmental terms;

·

assess the opportunities to support a pattern of development that, where reasonable to do
so, facilitates the use of sustainable modes of transport;

·

highlight and promote opportunities to reduce the need for travel where appropriate;

·

identify opportunities to prioritise the use of alternative modes in both existing and new
development locations if appropriate;

·

consider the cumulative impacts of existing and proposed development on transport
networks;
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·

assess the quality and capacity of transport infrastructure and its ability to meet forecast
demands; and

·

identify the short, medium and long-term transport proposals across all modes.

Transport Evidence Bases in Plan Making does not contain specific technical guidance to inform
writing a report. Notwithstanding this, the NPPF states that “all developments that generate
significant amounts of movement should be supported by a Transport Statement (TS) or TA”.
Although withdrawn in October 2014, most local highway authorities continue to use the Guidance
on Transport Assessment (GTA, Department for Transport (DfT), 2007) to establish the development
thresholds that trigger a TA and / or TS. Indeed, the GTA continues to provide the industry standard
guidance for the preparation of assessments focused on assessing the transport impact of proposed
development in planning terms.
As such, this report has been prepared in accordance with the advice provided in the GTA. In doing
so, it addresses the key issues identified in Transport Evidence Bases in Plan Making.
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2

Existing Transport Evidence

2.1

Overview
Transport Evidence Bases in Plan Making states that an assessment of the transport implications
should be undertaken at a number of stages in the preparation of a Local Plan:
·

as part of the initial evidence base in terms of issues and opportunities;

·

as part of the options testing; and

·

as part of the preparation of the final submission.

In line with the above, transport work has been undertaken to support the Derbyshire Dales Local
Plan at various stages of its development. Furthermore, work has also been undertaken within the
Derbyshire Dales administrative area by Derbyshire County Council (DCC), acting in its role as local
highway authority. The purpose of this section is to summarise the work done (both) by, and on
behalf of, DDDC and DCC which is available to inform this evidence base (i.e. as part of the initial
evidence base, and as part of options testing). The remainder of this document forms the evidence
for the final submission.
In summary, Stage 1 was the ‘initial evidence base’, and Stage 2 was ‘options testing’. This report is
therefore the final and formal part of the submission.

2.2

Derbyshire Dales & High Peak LDF Stage 1 and Stage 2 Reports
In 2010, Scott Wilson Ltd. (a company now fully owned by AECOM) prepared Stage 1 and Stage 2
reports for DCC (on behalf of both DDDC and High Peak Borough Council) which examined the
potential transport impact of development being promoted under the then joint Local Development
Framework (LDF).
This work was structured in the following way:

The Stage 1 report provided advice on the broad characteristics that constituted a sustainable
development, and used these characteristics to rank locations within the High Peak and Derbyshire
Dales according to their ‘inherent’ sustainability (with the important caveat that mitigation measures
could be introduced to amend this ranking). The ranking is shown below, and was based on both
transport measures, as well as access to employment, services and facilities (such as proximity of
schools, healthcare and the number of jobs accessible by public transport, walking and cycling).
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Figure 2.1: Settlement Sustainability Ranking (Stage 1 Report, 2010)

* “Higher Sustainability” does not equate to a location being sustainable if the development does not take into consideration
measures identified within its delivery. Conversely, “Lower Sustainability” does not equate to a location being unsustainable as
the development could take action to improve its inherent character. Furthermore, the locations are ranked relative to each
other only.

Following on from the Stage 1 report, the Stage 2 report used a basic assignment tool (known as
DIAMOND) provided by the Highways Agency (now Highways England) to identify the potential
changes in traffic flow that could have been generated by the proposed LDF-related development.
Within the Derbyshire Dales area, this work identified the following routes as being of key interest:
A6 and A632 (though Matlock), A515 (north of, and through Ashbourne), the A5012, and the B5023
(through Wirksworth).

2.3

Ashbourne Traffic Study
In 2009, Scott Wilson Ltd. prepared a traffic study of Ashbourne town centre on behalf of DCC. The
objective of this study was to assess issues of traffic circulation to determine if the current system
represented the optimum method of operation for the network as a whole, or if improvements could
be made. The work considered various potential interventions within the existing traffic management
system of Ashbourne, including creating an extensive one-way circulatory system around the town
centre. The work did not consider the provision of an Ashbourne bypass. The report concluded that a
series of modest junction improvements and traffic management measures should be introduced to
better manage traffic through the town centre. The work identified the key constraint on the town
centre as being the A515 / A517 / Derby Road signalised junction.

2.4

Ashbourne Bypass
In 2010, and following on from the Ashbourne Traffic Study, Scott Wilson Ltd. prepared a report
outlining several options for a northern bypass of Ashbourne to link between the A515(N) and A52
(West). The County Council does not, though, have a preferred route for the bypass and is currently,
June 2016, preparing a bid to the Large Local Major Transport Scheme fund for support to
further explore options, taking into account the sensitive environment on the fringe of the Peak
Distinct National Park.
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2.5

Rural Accessibility Study
In 2009, Scott Wilson Ltd. prepared a study examining the issue of accessibility to jobs, services and
facilities from an area to the immediate south of Ashbourne. This area comprised a series of villages
and hamlets with poor access to services and facilities, and which looked to Ashbourne (in the north)
and Sudbury (to the south) for the provision of such services and facilities.
The work, including a review of interventions trialled elsewhere in the UK, identified a matrix of
options for different sized settlements, with the key interventions within the study area being
amendments to, and further support for, Wheels to Work and Community Transport.

Figure 2.2: Options for improving access against numbers in need and settlement structure

2.6

Matlock Traffic and Transportation Study
In 2007, Scott Wilson Ltd. was commissioned by DDDC to prepare a traffic and transportation study
1
to examine the proposed Matlock Area Action Plan (AAP ). The Strategy’s development was
undertaken in the context of an ongoing (at the time) development within Matlock Town Centre,
including the construction of the A6 relief road, making Matlock bridge one-way and the construction
of a new bus station.
Given the geometrical constraints imposed within Matlock town centre (i.e. constrained junctions),
and the surrounding topography (limiting potential for additional bypass options), the study
concluded that there was little scope for further significant, capacity-based, highway infrastructure in
the foreseeable future.

1

The Matlock AAP was withdrawn and not formally adopted.
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2.7

Derbyshire County Council Studies
The Derbyshire Dales Local Plan Evidence Base has considered a number of sites for potential
inclusion in the emerging Local Plan. With the assistance of the Local Highway Authority (LHA), each
proposed site was considered in terms of its potential to achieve a safe and satisfactory access. This
step, together with other accessibility and environmental considerations, was used as an initial ‘sift’.
The sites being found to be unsuitable are not considered further in this report.
The above work (Strategic Housing and Employment Land Availability Assessment – Initial
2
Evidence, April 2016 ) is documented separately from this transport evidence base and can be found
on the Derbyshire Dales Local Pan Website.)

2.8

Summary
In line with Transport Evidence Bases in Plan Making, consideration has been given to transport
issues at various stages in the development of the Derbyshire Dales Local Plan, including at the time
when a joint document was proposed with the High Peak Borough Council administrative area (i.e.
Stage 1 and Stage 2). Additional work has been conducted by the LHA, and was made available to
inform this study which examines the latest proposals in the Local Plan.

2

www.derbyshiredales.gov.uk/images/documents/L/SHELAA%20%20FINAL%20VERSION%20FOR%20WEB%2012%20April%2016.pdf
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3

Baseline Conditions

3.1

Overview
The purpose of this section is to describe the transport conditions which exist in the Derbyshire
Dales Local Plan area in terms of highway operation, public transport routes and services, and
walking and cycling provision. It details the traffic surveys undertaken to inform the analysis later in
this report, and considers matters of road safety.

3.2

Local Highway Network
The local highway network, and boundary of the Derbyshire Dales, is shown in Figure 3.1. Also
shown (in green) is the boundary of the Peak District National Park, which is subject to a different
planning process to the rest of the administrative area and not considered in detail within this report.
As can be seen from this figure, the key routes running through the district include:
·

The A6 (from Derby via Matlock to Bakewell);

·

The A515 (from Uttoxeter via Ashbourne to Buxton);

·

The A52 (from Derby via Ashbourne towards Leek and Stoke-on-Trent); and

·

The A619 Chesterfield to Bakewell; and

·

The A623 route to Stockport and Manchester.

Figure 3.1: Derbyshire Dales Area (Source: DDDC Website).

Key bordering settlements are seen to be Sheffield and Chesterfield (in the north-east), Derby (in the
south-east), Uttoxeter and Stoke-on-Trent (in the south-west), and Buxton and Manchester (in the
north-west).
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3.3

Travel to Work Patterns
Nathaniel Lichfield & Partners Ltd. was commissioned by DDDC and High Peak Borough Council,
the Peak District National Park Authority and DCC to prepare an Employment Land Review in 2008.
Within this, it was identified that 65% of residents within the Derbyshire Dales also work in the
Derbyshire Dales. For reference, this is a higher proportion than within the neighbouring High Peak
area (60%).
The key movements of workers commuting into, and residents commuting out of, the Derbyshire
Dales district are shown in Table 3.1, below.

Table 3.1: Derbyshire Dales Travel to Work Commuter Movements. Workers employed inside and
outside of Derbyshire Dales. (Source: Employment Land Review, 2008)
District
Derby
Sheffield
Amber Valley
High Peak
Chesterfield
NE Derbyshire

Commuting into
Derbyshire Dales
1,029
577
1,782
821
1,343
1,359

Commuting out of
Derbyshire Dales
1,931
1,593
1,268
1,255
1,114
374

Net Movement
-902
-1,016
514
-434
229
985

The above table was based on the 2001 Census and showed the Derbyshire Dales experiences a
net outflow of workers towards Derby and Sheffield (and, to a lesser extent, the High Peak) but there
was a net inflow of workers from Amber Valley, NE Derbyshire and Chesterfield.
The 2011 Census has now been used to compare with the above, and this shows a similar pattern
(Figure 3.2 and 3.3), albeit with lower flows to NE Derbyshire, Sheffield and Derby . The 2011 data
also confirms the Derbyshire Dales as relatively self-contained, with 66% of residents in employment
also employed within the District (up from 65% in 2001).

Figure 3.2: Top 10 areas to which Derbyshire Dales residents commute (Source: 2011 census)
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Figure 3.3: Workplace Destinations of Derbyshire Dales Residents (Source: 2011 census)

Notably, there are very few travel to work destinations in Manchester and the north-west region, nor
to Stoke-on-Trent even though these areas contain employment opportunities within reasonable
crow-fly distances. The longer distance commutes are to Derby and Chesterfield.
In terms of mode choice, Table 3.2 describes the main mode of travel to work (for those that travel to
work, i.e. and do not work from home) in the Derbyshire Dales. Comparison is also given to the East
Midlands and UK.
Movements between market towns from the Derbyshire Dales District are shown in the figure
overleaf, produced by DCC
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Derbyshire Dales District Travel to Work
Movements between Market Towns

N

SHEFFFIELD

BUXTON
BAKEWELL

CHESTERFIELD

CLAY CROSS

MATLOCK

ALFRETON
WIRKSWORTH

BELPER

ASHBOURNE

Derbyshire Dales

DERBY
Legend:

Travel to Work Movements (60)
Travel to Work Area Boundaries

Source: 2011 Census
© Crown Copyright & Database Rights 2016. Ordnance Survey 100023251.
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Derbyshire Dales District

Table 3.2: Home to Work Main Travel Mode (Source: Office of National Statistics, Census 2011)

0%

East
Midlands
0%

4%

1%

1%

1%

6%

2%

4%

3%

6%

8%

0%

0%

0%

0%

0%

1%

Motorcycle / Moped

1%

0%

1%

1%

1%

1%

Driving a Car or Van

69%

67%

73%

74%

69%

60%

Passenger in Car or Van

5%

6%

5%

5%

6%

5%

Travel Mode

Matlock

Ashbourne

Wirksworth

Derbyshire
Dales

Underground, Metro, Tram

0%

0%

0%

Train

1%

1%

Bus, Minibus or Coach

2%

Taxi

UK

Bicycle

1%

2%

1%

1%

3%

3%

On Foot

19%

21%

14%

14%

12%

11%

Other Method of Travel

0%

1%

1%

1%

1%

1%

Table 3.2 shows relatively high car use in the wider Derbyshire Dales when compared with the East
Midlands or UK; however, the rates in both Matlock and Ashbourne are lower than the district
average and more akin to the regional average. This supports and validates the findings of the Stage
1 reports (undertaken prior to the 2011 Census results being made available, upon which Table 3.2
is based) which showed a similar pattern. Wirksworth, on the other hand, is shown to be more similar
to the remainder of the Derbyshire Dales.
Within Matlock and Ashbourne, pedestrian modes are shown as being very important, being much
higher than other comparators, either locally or nationally. Conversely, use of public transport modes
(i.e. bus, train etc.) appears low across the DDDC administrative area compared with East Midlands
and UK averages.

3.4

Sustainable Transport
As was noted in the Stage 1 reports for the (now withdrawn) joint High Peak and Derbyshire Dales
Core Strategy, transport sustainability can be seen as a function of both the supply of sustainable
transport services (i.e. availability of bus routes, train stations etc.) and other factors that reduce the
need to travel (i.e. availability of nearby jobs, services and facilities). At the time of the Stage 1
reports, it was demonstrated that the supply of new housing within the key towns within the
Derbyshire Dales (and wider High Peak) would likely be more sustainable in transport terms than
dispersing such development within smaller settlements across the District. Furthermore, travel to
work in both Matlock and Ashbourne were shown to be by the more sustainable travel modes than
Wirksworth.
The rest of this section examines the opportunities for travel by sustainable travel modes. The three
largest towns within the DDDC administrative area are considered in turn. These are: Matlock,
Ashbourne and Wirksworth.
Matlock benefits from both a train station and modern bus station; though bus services are split
between a facility adjacent to the railway and an older bus station adjacent to a supermarket on
Bakewell Road.
East Midlands Trains operate an hourly service from Nottingham to Matlock (via Derby) on weekdays
and Saturday, and every two hours on Sundays. Other stations on this line in the DDDC
administrative area include Matlock Bath and Cromford. Figure 3.4 shows how usage of Matlock
station has varied in recent years, with a large increase in usage from 2008 onwards.
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Figure 3.4: Matlock Rail Station Usage (Source: Office of Rail and Road, ORR)

New Bus Station
opens (adjacent to
railway station)

Service Increased: Two hourly
(Matlock to Derby) to Hourly
(Matlock – Derby Nottingham)

There has been historic work to determine the feasibility of re-connecting Matlock to Buxton via rail
(and therein onto Manchester). Aside from difficulties of obtaining the necessary land, and the use of
the former railway line for other purposes including cycling, it has been noted previously that
patronage was not expected at a level which would likely be commercially viable (Source: Scott
Wilson Study, 2004). Given the length of time since the original report and the proposed level of
housing in Section 4, the conclusions of this report could now be re-visited. However, as noted in
Section 3.3, there is little existing demand for commuter trips to the Manchester / Stockport areas
(although this may be of itself limited by the lack of such a railway line).
In terms of bus routes within Matlock, Table 3.3 details the services available:

Table 3.3: Bus Services routeing via Matlock
Service

Route

6.1

Derby - Belper - Wirksworth - Matlock - Bakewell

63

Chesterfield - Clay Cross - Ashover - Matlock

110

Ashbourne - Brassington - Carsington - Wirksworth - Matlock

111

Ashbourne - Hognaston - Carsington - Wirksworth - Matlock

140

Matlock - Crich - Alfreton

141

Matlock - Crich - Ripley

150

Matlock - Wessington - Alfreton - Clay Cross

172

Bakewell - Stanton - Winster - Matlock

216

Matlock - Starkholmes - Cromford - Bonsall

217

Matlock - (Hackney) - Rowsley - Chatsworth

218

Bakewell - Chatsworth - Totley - Sheffield

M1

Matlock - Asker Lane - Cavendish Park

M3

Matlock - Hackney

M4

Matlock - Hurst Farm Estate

X17 / X18

Matlock - Walton - Chesterfield - Sheffield

TP "Transpeak" Derby - Belper - Matlock - Buxton - Manchester
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Wirksworth is a market town and with bus services passing through the main body of the town. A
railway station exists within Wirksworth and this is run as a heritage railway under the name
(Ecclesbourne Valley Railway). Services run from Wirksworth to Duffield, where connection with the
national rail network is available. In terms of bus routes within Wirksworth, Table 3.4 details the
services available.

Table 3.4: Bus Services routeing via Wirksworth
Service

Route

6.1

Derby - Belper - Wirksworth - Matlock - Bakewell

102

Ashbourne - Parwich - Kirk Ireton - Wirksworth

110

Ashbourne - Brassington - Carsington - Wirksworth - Matlock

111

Ashbourne - Hognaston - Carsington - Wirksworth - Matlock

Ashbourne is an important market town. It has no railway station, but benefits from a bus station
located within the centre of the town off Compton Street. In terms of bus routes within Ashbourne,
Table 3.5 details the services available:

Table 3.5: Bus Services routeing via Ashbourne
Service

Route

101

Ashbourne - Thorpe

102

Ashbourne - Parwich - Kirk Ireton - Wirksworth

108

Ashbourne - Waterhouses - Leek

110

Ashbourne - Brassington - Carsington - Wirksworth - Matlock

111

Ashbourne - Hognaston - Carsington - Wirksworth – Matlock

113

Ashbourne - Turnditch - Belper

114

Derby - Hulland Ward - Ashbourne

441

Ashbourne - Newhaven - Buxton

442

Ashbourne - Hartington - Warslow - Longnor - Buxton

DRT

South West Derbyshire villages - Ashbourne/Derby (DemandResponsive)

MC

"Moorlands Connect"
responsive service

SWI

"Swift" Derby - Brailsford - Ashbourne - Mayfield - Uttoxeter

Staffordshire Moorlands demand-

Away from the main town centres of Matlock, Ashbourne and Wirksworth, Community Transport
operates a variety of services (mentioned above) to help people who are unable to use public
transport. Within the Derbyshire Dales, Bakewell and Eyam Community Transport provides services
in rural Derbyshire, from the Hope Valley in the north down to Matlock, Winster and Elton in the
south; from Buxton in the west to the North East Derbyshire district. Ashbourne Community
Transport Scheme provides accessible transport in an area with boundaries of Hartington,
Doveridge, Clifton and Hulland Ward taking in all the villages and the town of Ashbourne within that
area. The main focus of these schemes is to take people from the hinterland of each of the main
Derbyshire market towns into those towns to access services and facilities.
In terms of cycling, several routes run through the Derbyshire Dales area though these are at
present focused on leisure trips rather than day-to-day journeys (as would be the case, for instance,
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for the rapidly expanding Chesterfield cycle network which is town-focused). Ashbourne has a northsouth route running through it formed of the Tissington Trail (to the north) and High Peak Cycleway
(to the south). The High Peak Trail runs east-west to the immediate north of Wirksworth, and DCC
are planning a new route to the north of Matlock which will be part of a scheme known as the White
Peak Loop.
The proposal for the White Peak Loop is to develop seven miles of new trail from Bakewell through
the Haddon Estate, past Rowsley, following the course of the former railway as closely as possible
into Matlock, which will include three new bridges over Park Lane, Church Lane and the A6 in the
Rowsley area. The route is being progressed via a series of separate planning applications and is
shown in Figure 3.5. Although principally a leisure route, the proposed loop may assist localised
commuting, particularly from Darley Dale into Matlock.

Figure 3.5: Route of the White Peak Loop

3.5

Traffic Data
Travel times across the Derbyshire Dales may be derived from in-vehicle GPS and are collected in
the Trafficmaster’s database and licenced to the Department for Transport. DCC has supplied
Trafficmaster data for the whole of Derbyshire, with parts of the adjoining authorities included. For
the purpose of this report, and in the absence of a suitable traffic model, the Trafficmaster journey
time data has been used as a measure of existing congestion ‘hot-spots’ on the road network within
the DDDC area.
The measure used for travel time reliability was a ‘congestion ratio’, derived by calculating a
maximum peak travel time and dividing this by a minimum free-flow time. The calculation of the peak
time and free-flow time is described below:
·

A Trafficmaster database defines ‘links’ based upon the ITN dataset maintained by the
Ordnance Survey.

·

Travel times were analysed for weekdays in the months September, October, and April, May
3
and June. These months are considered to be ‘neutral’ months and contain traffic flow
profiles that are typical of the whole year. Public holidays were excluded from the data,
resulting in 92 days of neutral month traffic data being considered.

3

Neutral months are those less subject to seasonal variations. They are taken as being March, April, May, June,
September and October; outside of school holidays. (Source: How the National Road Traffic Estimates are Made
(Department for Transport, 2007)
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·

The Trafficmaster data contains travel time observations, which are divided the into 15minute time slices (96 per day). Over the 92 days considered, the average link travel time for
each of the four time slices in the AM peak hour (0800-0815, 0815-0830, 0830-0845 and
0845-0900) and for each of the four time slices in the PM peak hour (1700-1715, 1715-1730,
1730-1745 and 1745-1800) was calculated. The maximum of these average link travel times
was taken as the peak time for calculation of the congestion ratio.

·

Over the 92 days considered, average travel times were calculated for the AM peak hour as
a whole (0800-0900), the inter-peak period (1000-1600hrs) and the PM peak hour as a
whole (1700-1800). The minimum of these average travel times was taken as the free-flow
time for calculation of the congestion ratio. In most cases the minimum will be the travel
times from the inter-peak model because there is less congestion in this period and travel
times tend to be faster than in the AM or PM peak hours.

·

Because of the potential for the calculation outlined above to give a misleading result if there
are too few observations on a link, congestion ratios were only calculated for those links with
more than 10 journey time observations for each time slice in the AM peak hour, inter-peak
period and PM peak hour.

·

Where congestion ratios were available for both directions of a two-way road link, the greater
congestion ratio value was assigned to that link. The congestion ratios for each link were
grouped into four bands according to their congestion ration value. These are presented in
Table 3.6.

Table 3.6: Congestion bands and ratio values used for highway network plots
Band

Congestion
Description
Ratio value

1-2

1.0 to 1.99

2-3

2.0 to 2.99

3-4

3.0 to 3.99

4 or
more

> 4.0

Journey times within the peak hours, on these road lengths, are
similar to the free-flow conditions observed when traffic flows are
light.
Journey times within the peak hours are regularly taking 2 to 3 times
longer than during free-flow conditions. Vehicles on these road
lengths will be travelling slowly at times within the peak hour.
Journey times within the peak hours are regularly taking 3 to 4 times
longer than during free-flow conditions. Vehicles on these road
lengths are likely to be queuing at some junctions during periods
within the peak hour.
Journey times within the peak hours are regularly taking more than
4 times longer than during free-flow conditions. Vehicles on these
road lengths are likely to be stopped in queues for substantial
periods within the peak hour; or travelling very slowly on gradients.

Figure 3.6 shows plots of the congestion ratios for roads in the Derbyshire Dales as a whole. As
could be expected, this shows that the main focus of congestion within the DDDC administrative
area is within the towns of Matlock, Ashbourne and Wirksworth.
In addition, longer links with high ratios can be seen on:
·

Wirksworth to Brassington (Manystones Lane);

·

B5035, Wirksworth to Ashbourne;

·

A517, Ashbourne to Belper;

·

A6, Matlock to Bakewell; and

·

A52, near Brailsford.

These road lengths include some lengths (e.g. between Matlock and Ashbourne) where overtaking
slow vehicles (such as tractors) is likely to be relatively easy in the inter-peak period because the
opposing flow is likely to be light in volume and therefore presents frequent overtaking opportunities.
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However in peak hours, when the flow of opposing vehicles is likely to be unbroken, there will be few
overtaking opportunities and therefore queues tend to form behind the slow vehicles.

Figure 3.6: TrafficMaster Congestion Ratios (Derbyshire Dales)

It is noted that some locations which experience congestion in both the peak and inter-peaks do not
appear in the above analysis. From speaking with officers at DCC and from our site visits, these
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locations are known to occur in central Matlock, on the route through Matlock Bath and on the
approach to the Cromford traffic signals.
Notwithstanding this, Figures 3.7 to 3.9 show the congestion ratios within Matlock, Wirksworth and
Ashbourne at a closer magnification. Within Matlock, this demonstrates peak hour congestion on
Bakewell Road (A615) between Matlock Bridge and the A6, and also on Bank Road leading to the
Crown Square junction.
Congestion ratios within Wirksworth indicate town centre traffic is flowing smoothly; however, it is
recognised that Wirksworth Market Square can be slow at the pedestrian crossing and also at the
mini-roundabout on Derby Road / Summer Lane, south of the town centre. To the north of
Wirksworth, the congestion ratios indicate issues to the north-east of the town at the B5023 / B5035
junction,
Within Ashbourne, peak hour congestion is visible on the A515 on: Buxton Road, St.John Street, Dig
Street / Compton Street and Clifton Road. Congestion is also visible on the A517 (Belper Road),
Park Road and Clifton Road. To the immediate north east of the town centre Green Road (B5035).

Figure 3.7: Traffic Master Congestion Ratios (Matlock)
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Figure 3.8: Traffic Master Congestion Ratios (Wirksworth)
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Figure 3.9: Traffic Master Congestion Ratios (Ashbourne)
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3.6

Available Traffic Counts
Automatic Traffic Counts are located at numerous points on the highway network. They measure
traffic flow on the road at each site, and usually record vehicles by direction of travel and aggregate
the counts for each hour of the week. For sites in the Derbyshire Dales, data has been provided by
DCC. A map showing the locations of the available counts provided by DCC is given below in
Figures 3.10 and 3.11. No counts were available in the vicinity of Wirksworth.

Figure 3.10: DCC Traffic Data Points: Matlock
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Figure 3.11: DCC Traffic Data Points: Ashbourne

In addition to the above, manual classified counts were obtained at the following key junctions:
th

·

Lime Tree Hill (A632) / A615 / Church Street, Matlock, 12 November 2015;

·

B5023 / B5035 / Porter Lane, Wirksworth, 12 November 2015;

·

Cromford Hill / B5023, Wirksworth, 12 November 2015;

·

West End / St John Street / B5035, Wirksworth, 12 November 2015; and

·

B5023 / Summer Lane. Wirksworth, 12 November 2015.

th

th

th

th

Tables 3.7 – 3.9 show the link flows on routes through Matlock, Wirksworth and Ashbourne.
According to the Design Manual for Roads and Bridges (DMRB, Volume 5, TA79/99) the capacity of
an urban road in a town centre setting should fall in the range of 750 – 1,320 vehicles per hour in any
one direction (depending on road width (6 – 9m) and assuming an HGV % of less than 15%).
Therefore, routes in Matlock (Table 3.7: A615, A6 north of the town and Lime Tree Hill) can seen to
be already relatively busy. Table 3.8 shows much lower traffic volumes in Wirksworth, and Table 3.9
identifies the key concentration of traffic in Ashbourne as being on Sturston Road.

Table 3.7: Current Two-Way Traffic Flows in Matlock
Road
A615 (Bakewell Road)
Bridge (one-way)
A6 (Dale Road)
A6 (Bakewell Road)
A615 Causeway Lane
Bank Road
A632 Lime Tree Hill
Chesterfield Road

AM Peak
Hour
1,213
387
1,001
1,359
978
679
667
958

PM Peak Estimated Link
Hour
Capacity
2,200
1,329
750
364
1,250
1,120
2,200
1,492
2,200
982
1,250
564
1,250
527
2,200
855
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% Capacity
60%
52%
90%
68%
45%
54%
53%
44%
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Table 3.8: Current Traffic Flows in Wirksworth
AM Peak
Hour
320

PM Peak
Hour
295

Estimated
Link Capacity
2,200

B5035 (towards Carsington)

275

238

1,250

22%

B5023 Main Street, Middleton

273

270

1,250

22%

B5023 (B5036 to B5035)

216

187

1,250

17%

B5023 (Harrison Drive)

832

747

2,200

38%

B5023 (St John's Street)

979

951

1,250

78%

B5023 (Derby Road)

563

639

2,200

29%

PM Peak
Hour
373
830
543
563
1,114
781
662
329
412
516
557
401

Estimated
Link Capacity
2,200
2,200
2,200
2,200
2,200
2,200
2,200
1,250
1,250
1,250
750
1,250

Road
B5035 (Porter lane)

% Capacity
15%

Table 3.9: Current Traffic Flows in Ashbourne
Road
Cockayne Avenue
A515 (Buxton Road)
A515 (Park Road)
A517 (Belper Road)
Sturston Road
A515 (Station Street)
Derby Road
Station Road
Mayfield Road
Church Street
St John's Street (one-way)
A157 (Compton/Dig Street)

AM Peak
Hour
374
652
499
566
1,131
709
708
224
198
340
509
406

% Capacity
17%
38%
25%
26%
51%
36%
32%
26%
33%
41%
74%
32%

Note: The above estimated capacities are based upon links (i.e. road) capacity. Junctions along
specific routes may be greater limitations than link capacity, and therefore a greater overall limit on
traffic growth. This is discussed in greater detail in the next section of this report.

3.7

Traffic Growth
National traffic models generally project a steadily increasing quantum of traffic as time progresses.
Long term traffic count data, collected by all local highway authorities and collated by the DfT, are
available going back to the year 2000. This is summarised in Figure 3.12 (for Matlock) and 3.13 (for
Ashbourne). For the avoidance of doubt, there is no long-term traffic station in the vicinity of
Wirksworth, but the expectation is that traffic growth in Wirksworth is similar.
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Figure 3.12: Traffic Growth in Matlock (Source: DfT)

Figure 3.13: Traffic Growth in Ashbourne (Source: DfT)

Overall, the data from the DfT shows very little (if any) traffic growth within Matlock or Ashbourne
between 2000 and 2014. Traffic volumes peaked in 2006 / 08, since which time they have been
stable. It is noted, however, that petrol prices have fallen significantly in 2015 (for which no data is
available) which, because of the known relationship between travel demand and fuel costs, is likely
to have increased traffic flows. Indeed, the latest data from the DfT appears to show an increasing
trend in traffic volumes during 2015.

39

23

3.8

Seasonal Variation
Seasonal variation in traffic flows occurs due to a range of factors including school holidays and
weather patterns. Within the study area, the DCC traffic data sites has been investigated regarding
seasonal variation; on the A6 between Matlock and Matlock Bath (Site 049)
Comparison was made between the ‘neutral’ months of May and June and the ‘non-neutral’ month of
August. It was found that there is an uplift in traffic of around 8% in August compared with May /
June for the 07:00 – 19:00 time period (i.e. seasonality factor of 1.08). Weekend traffic was also
investigated at this location for May and June. Compared to weekends, weekday average traffic
flows are around 5% higher for the 07:00-19:00 time period.
The Ashbourne Traffic Study identified a seasonal uplift of 12%.

3.9

Road Safety
Road safety data has been obtained from Derbyshire County Council for the five year period
01/05/2010 to 30/04/2015 (inclusive). The data obtained relates to those collisions that resulted in a
personal injury and which were reported to the police. This data (known as STATS19 statistics) is
generally recognised to be the most complete record of road collisions occurring on the local
highway network. For the avoidance of doubt, and as is normal practice, they do not include statistics
from collisions resulting in “damage-only” to vehicles, or which were not reported to the police.
Each collision resulting in a personal injury is classed as either ‘Slight’, ‘Serious’ or ‘Fatal’ by the
police depending on the most serious injury resulting from the collision (i.e. a collision resulting in two
‘Slight’ injuries and one ‘Serious’ injury would be classified as a ‘Serious’ collision). Collisions
classified as ‘Serious’ generally involve an injury requiring hospital treatment, such as a broken
bone. Fatal collisions are those in which a casualty dies within 30 days of the collision occurring.
For this analysis, locations have been identified where there have been 5 or more collisions within a
25 metre radius. This approach therefore identifies concentrations of collisions on the highway
network and particular locations which have a common occurrence of incidents. In total, ten
concentrations have been identified, six of which are located within the DDDC administrative area.
These locations are described below:
·

Ashbourne: Junction of A517 and A515;
o

·

Ednaston: A52 Painters Lane j/w Derby Lane;
o

·

All six collisions involved turning manoeuvres at the junction, and collisions with
ahead moving traffic. All six collisions were classed as ‘Slight’ by the police.

Cromford: A6 Derby Rd j/w A5012 Cromford Hill;
o

·

Seven collisions occurred at this junction, one of which was classed as ‘Fatal’ and
one of which was classed as ‘Serious’. The remaining collisions were classed as
‘Slight’ by the police. The trend in collisions is for either vehicles overtaking those
waiting to turn right into junction or vehicles waiting to turn right into junction (6
collisions involved vehicles waiting to turn right)

Middleton: B5023 j/w B5035;
o

·

Eight collisions occurred at this junction, one of which was classed as ‘Serious’ by
the police and seven were classed as ‘Slight’. Four of these collisions involved a
pedestrian.

Six collisions occurred at this junction, five of which were classed as ‘Slight’ and one
of which was classed as ‘Serious’ by the police. Three collisions involved vehicles
turning right into Cromford Hill (from the A6) and a northbound vehicle.

Matlock: A615 Causeway Lane at j/w c320, Steep Turnpike;
o

Seven collisions occurred near this junction, all of which were classed as ‘Slight’ by
the police. However, only four of these occurred at the mini-roundabout itself; others
occurred at the edges of the selection criteria away from the main junction and
involved vehicles turning right into side road accesses.
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·

Cromford: B5036 Cromford Hill j/w A5012 Water Lane;
o

Six collisions occurred at this junction, four of which were classed as ‘Slight’ and two
of which were classed as ‘Serious’. Four collisions involved a pedal cycle, all of
which were travelling down Cromford Hill.

3.10 Local Transport Plan Schemes
DCC introduced its third Local Transport Plan (LTP) in 2011. This sets out a strategy up to 2026.
With regards to the Derbyshire Dales area, one scheme is identified for further appraisal; being the
A515 Ashbourne Bypass. The initial outcome of this work was described in Section 2 of this report.
In addition, the text of the LTP supports the electrification of the Matlock to Derby / Nottingham route
(which would be the responsibility of Network Rail to deliver, not DCC).
The LTP also sets out a number of policy statements that sets out DCC’s position with regards to
new development. These are listed below:
·

TLA1 Encourage planning applications in locations served easily by rail and / or major roads,
aiming to reduce congestion on strategic routes and also locally.

·

TLA2 Ensure new developments provide for accessible transport services, such as public
transport improvements and links to existing public transport, cycling and pedestrian
networks, requiring developer contributions where necessary. Developer contributions would
be either through a Section 106 agreement with the developer and appropriate planning
authority or, if relevant, a Community Infrastructure Levy.

·

TLA3 Encourage developers to provide convenient and secure parking and storage facilities
for pedal cycles and powered two wheelers, where appropriate, in new developments,
existing public areas and publicly-funded facilities e.g. town centres, community centres,
schools etc.

·

TLA4 Good quality access and parking facilities for cyclists should be incorporated into both
residential and commercial development proposals.

·

TLA5 Settlements with existing or proposed public transport interchange facilities will be
favoured as locations for new development.

·

TLA6 Developers of any project requiring a Transport Statement or Assessment will be
required to demonstrate that their development is readily served by non-motorised modes of
travel and incorporates features that reduce the desire to travel.

·

TLA7 Developers of any project requiring a Transport Assessment will be required to submit
a detailed Travel Plan as part of the Assessment as detailed in Appendix B of the DfT
Guidance on Transport Assessment. A Travel Plan may also be required for developments
not requiring a full Transport Assessment.

·

TLA8 Where multiple development proposals are likely to have a significant influence on the
local transport network, proportional investment may be required for the necessary
improvements to the network.

3.11 Risks
The key risk to future development within the Derbyshire Dales is the potentially negative impact on
mode choice resulting from cuts to subsidised public transport services. Whilst rail usage from
Matlock is experiencing growth, current use of bus-based public transport is already less than half
that of the East Midlands and wider UK average although high use of pedestrian modes balances
this pattern in the urban centres of Matlock and Ashbourne. In addition, Matlock and Ashbourne’s
current high pedestrian mode share is likely driven by these town’s compact geographies.
Development around the town is likely to make it less attractive to walk which may lead to increases
in car share from development on their outskirts. A reasonable walking distance to a bus stop is
often taken to be 400m.
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4

Additional Traffic of Proposed Development Sites

4.1

Overview
The purpose of this section is to summarise the proposed development sites that will provide the
additional housing needs within the DDDC Local Plan area. Also shown is the number of weekday
vehicle trips that could be generated by such housing development, and how these trips are likely to
be distributed and assigned to the local highway network. The potential traffic impacts of this
proposed development are described in Section 5.

4.2

Assessment Methodology
In broad terms, there are two main methods through which the impact of development can be
considered: firstly, using a dynamic re-assignment model and, secondly, a manual methodology
wherein development traffic is added directly onto existing traffic.
A dynamic re-assignment model considers the full routeing options available to development traffic,
how development traffic would likely assign to individual routes within the highway network, and the
likely reaction of existing traffic to changing congestion in the forecast year. For instance, a longer
distance trip is more likely to change to alternative routes if congestion occurs at a specific point near
to a development than development traffic, thereby potentially reducing the overall impact of a
development. Unfortunately, a dynamic re-assignment model is unavailable for the Derbyshire Dales
area, and the costs of developing one were considered to be prohibitive. As such, a manual
methodology has been employed, wherein development traffic has been added to existing baseline
traffic, i.e.
Design Traffic = Survey 2015 + Local Plan Development Trips
The main disadvantage of this approach is that routeing is biased towards main routes, and there is
no re-assignment effect: the results presented in this section could therefore be considered to be
‘worst case’.

4.3

Site Locations
The proposed additional housing during the Local Plan period comprises both existing committed
developments and those identified under the Strategic Housing Land Availability Assessment
(SHLAA). Appendix A, the agenda for the Derbyshire Dales Local Plan Advisory Committee held on
th
the 29 February 2016, provides a summary of the housing locations considered. Table 4.1
summarises this information by grouping the housing sites into broad ‘areas’ around each of the key
settlements considered within this study. (For instance, the Matlock ‘area’ also includes Matlock Bath
and Darley Dale).

Table 4.1: Additional Dwellings Proposed under DDDC Local Plan
Location
Matlock Area
Wirksworth Area
Ashbourne Area
Other Areas
Total (2015 – 2033)

Dwellings
2,358
559
2,025
855
5,797

The total housing supply identified in Appendix A (2013 – 2033) is 6,015 dwellings. As the traffic
counts informing this study were undertaken in 2015, those dwellings completed up to 2015 (218
units) have been removed from the analysis as their traffic is already recorded as being on the
highway network. As such, Table 4.1 totals 5,797 dwellings, not 6,015 dwellings. For comparison,
the National Trip End Model (NTEM, Tempro v6.2) assumes an increase of 6,270 households within
the Derbyshire Dales over the same period. (Note: a dwelling can contain more than one
households). As such, no background traffic growth has been applied to avoid double counting.
Instead, it has been assumed that the Local Plan represents the main source of growth within the
Derbyshire Dales area up to 2028.
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According to the 2011 Census, there are currently 5,113 dwellings in Matlock (All Saints and St.
Giles Wards), 2,776 dwellings in Wirksworth and 3,905 dwellings in Ashbourne (Ashbourne North &
Ashbourne South wards). The increases in dwellings are therefore shown in Table 4.2.

Table 4.2: Additional Dwellings Proposed under DDDC Local Plan – Percentage Increase
Existing
Dwellings*
5,113
2,776
3,905
33,481

Location
Matlock Town
Wirksworth Town
Ashbourne Town
Derbyshire Dales

Proposed
Dwellings
1,687
465
1,869
6,015

Increase
+33.0%
+16.8%
+47.9%
+18.0%

Source for Existing Dwellings: 2011 Census

4.4

Trip Generation
The Guidance on Transport Assessment (GTA) states that: “the first step in quantifying the impact of
a proposed development on the transport system is to provide an estimate of the trips that are likely
to be generated by the development.”
The number of vehicular trips that could be generated by the proposed additional housing within the
Derbyshire Dales can be estimated with reference to surveys of existing housing estates. Such data
is available within the Trip Rate Information Computer System (TRICS). This is a database of landuse types and traffic surveys covering specific sites across the whole of the United Kingdom and
Republic of Ireland. For this assessment, sites in both Greater London and the Republic of Ireland
have been excluded, given that London benefits from high levels of public transport and the Republic
of Ireland is a foreign country.
For Matlock, Ashbourne and Wirksworth, the ‘all-modes’ trip rates from TRICS have been factored
by the car driver percentage for each of the key towns (given in Table 3.2). The resulting car driver
trip rates are shown in Table 4.3. As noted in Section 3.3, Matlock and Ashbourne have the highest
proportion of “on foot” travel mode.

Table 4.3: Trip Generation of the Proposed Development Sites
Trip Rate
Total Person Trips per
dwelling

AM (0800 – 0900hrs)

PM (1700 – 1800hrs)

Arrivals

Departures

2-way

Arrivals

Departures

2-way

0.41

0.91

1.32

0.80

0.56

1.36

0.39

0.94

0.41

0.99

0.38

0.91

Car Driver 69% Factor Applied - Matlock
Vehicular Trip Rates
per dwelling

0.28

0.63

0.91

0.55

Car Driver 73% Factor Applied - Wirksworth
Vehicular Trip Rates
per dwelling

0.30

0.66

0.96

0.58

Car Driver 67% Factor Applied - Ashbourne
Vehicular Trip Rates
per dwelling

0.27

0.61

0.88

0.54

An alternative methodology within TRICS is to use the surveys of vehicles only (rather than surveys
of all person trips, and apply a mode share factor). If the vehicular TRICS sample is limited to only
those sites for which there is a population of less than 20,000 within 1 mile and 50,000 within 5 miles
(i.e. a rural sample), then comparative two-way vehicular trip rates are 0.82 in the AM peak and 0.92
in the PM peak. This means that the two methods of assessing trips data produces similar results in
the PM peak, but the all person trip method used in Table 4.3 produces more traffic in the AM peak
than when only vehicular rates are examined. This may be due to more non-work journeys occurring
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in the AM peak (such as the school run, for which there would be more walking etc. and which might
reduce the car driver factor in the AM peak hour) or the particularly characteristics of the Derbyshire
Dales study area.
Given the above, the resulting vehicular trip generation has been calculated for the study area, and
the resulting trip generation is shown in Table 4.4. This is based on the trip rates identified in Table
4.3.
As per Table 4.1, within Table 4.4, broad clustering of development locations has been undertaken
(e.g. showing where trips are likely to originate, north and south of Matlock, for instance).

Table 4.4: Trip Generation of the Proposed Housing Development Sites
Location & Broad
Clustering

AM (0800 – 0900hrs)

PM (1700 – 1800hrs)

Arrivals

Departures

Arrivals

Departures

Matlock Area

667

1,480

1,301

911

North (A6)

178

394

346

242

East (Tansley)

77

172

151

106

Chesterfield

212

470

413

289

Cawdor Quarry

200

444

391

274

Wirskworth Area

167

371

326

228

North Wirksworth

53

118

103

72

South Wirksworth

20

44

38

27

Middleton

28

62

54

38

Middle Peak Quarry

67

148

130

91

Ashbourne Area

556

1,235

1,086

760

North (of Cockayne Ave)

70

156

137

96

South (inc. Airfield)

486

1,079

949

664

Derbyshire Dales*
1,733
3,869
3,407
* - Derbyshire Dales has used a district average of 74% car use.

2,368

It is noted that the trip generation estimates in Table 4.4 are larger than that forecast in NTEM.
TRICS is regularly used to estimate trips and junction impacts from specific development sites,
whereas NTEM is more applicable to area wide strategic modelling. For information, NTEM (Tempro
v6.2) gives total growth of 12.6% trip ends per day between 2015 and 2033 for its Derbyshire Dales
zone).

4.5

Trip Distribution – Journey to Work areas
After determining the likely increase in trips that could be generated by the proposed developments
in each of the three main towns, the next step is to calculate how these trips could route through the
highway network.
The vehicular trips in Table 4.4 will travel on the local highway network from their origin (housing
sites) to their destinations (which could include work, shopping, education, and leisure-based trips
etc.). To estimate this trip distribution, information has been taken from the Census 2011 Travel to
Work data (Figure 4.1) at a District / Borough Level. Trips to work constitute a high proportion of total

44

28

trips in the AM and PM peaks and, as such, census data represents a reasonable proxy to estimate
wider travel patterns.

Figure 4.1: Trip Distribution from Derbyshire Dales

These percentages have been applied to the trips generated by the proposed development, and
assigned onto the highway network. Figures 4.2 to 4.4 show the application of the trip distribution in
relation to the settlements of Matlock, Wirksworth and Ashbourne. Route choice has been selected
manually based on the shortest route between each origin and destination pair.

Figure 4.2: Trip Distribution at Matlock

Bakewell
Chesterfield

Winster

Alfreton

Matlock Bath
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Figure 4.3: Trip Distribution at Wirksworth

Cromford
Via Gellia

Whatstandwell / Belper
Carsington / Ashbourne

Idridgehay

Figure 4.4: Trip Distribution at Ashbourne (using District-Wide Distribution)

Buxton
Carsington / Matlock
Leek

Belper

Derby

Sudbury

For Ashbourne, Figure 4.4 shows a large draw towards Carsington / Matlock and the A6 (Cromford).
This has been queried in discussion with both DCC and DDDC and is likely due to the application of
a district-wide distribution. As such, a comparison has been made of this district-wide distribution
with the AM peak outbound trips leaving both Matlock and Ashbourne. Whilst this comparison
provided a good match for Matlock (i.e. the results were similar to Figure 4.2) it was less good for
Figure 4.4 (Ashbourne). The ‘AM peak outbound flows’ method does mean that ‘through-traffic’ may
bias certain destinations, however, the key totals routeing to the north of the town from the south are
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similar between each method. The alternative (preferred) distribution for Ashbourne is therefore
shown in Figure 4.5. Figure 4.5 has been taken forward in the analysis later in this report.

Figure 4.5: Trip Distribution at Ashbourne (using AM Peak Outbound Flows), as applied in Section 5

Buxton

Carsington
Leek

Belper

Derby

Sudbury

4.6

Traffic Flow Forecast Summary Diagrams
Traffic flow diagrams (survey and forecasts) are provided in Appendix B.
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5

Potential Highway Impacts and Mitigation

5.1

Overview
The purpose of this section is to identify the likely traffic impacts of the proposed Local Plan
development, and to consider potential mitigation strategies. This section is based on the trip
generation and distribution information presented in Section 4.

5.2

Mitigation Strategy
In general terms, the preferred order of transport mitigation is to first minimise the number of
vehicular trips being generated on the highway network by new development, before considering
engineering interventions. Recently, housing developments (elsewhere in the UK) have also been
brought forward using the principle of ‘trip banking’, whereby headroom is created on the highway
network by reducing the trip making of surrounding, existing, development.
A suitable hierarchy (notwithstanding the requirement to provide a safe access for each development
parcel) would therefore be to:
·

Minimise the number of vehicular trips generated by the proposed local plan developments
via sustainable transport interventions such as good access by sustainable transport modes,
supported by travel plans;

·

Minimise the number of vehicular trips generated by existing residents (also known as ‘trip
banking’, whereby personal travel planning is used to reduce existing trips, and produce
additional capacity that could be used to accommodate development-related traffic);

·

Consider minor junction improvements;

·

Consider comprehensive route improvements;

·

Consider medium - major scheme interventions, such as a bypass.

In addition, it should be noted that the manual methodology adopted for this analysis adds forecast
development traffic directly to existing traffic within each of the AM and PM peak hours. However, as
congestion increases, a phenomenon known as ‘Peak Spreading’ is known to occur which is “the
broadening of traffic flow profiles in peak periods which can occur in congested urban networks as
traffic demand increases” (Source: Transport Research Laboratory (TRL), 1991). Put simply, people
plan their trips earlier or later than normal to miss the peak traffic hours, supported by workplace
practices such as flexible working. As such, some of the trips forecast to be generated in the AM and
PM peak hours may move into the adjacent periods as drivers respond to congested conditions.
Peak spreading is a complex relationship which normally requires a model to assess in full.
Notwithstanding this, total volume changes are known to be small when considering the AM and PM
period as a whole (i.e. 0700 – 1000hrs & 1600 – 1900hrs). The analysis presented in this report is for
the peak hour only, and therefore a value of 2.5% has been applied. It is acknowledged that this may
be an overestimate – particularly for scenarios where low growth is forecast (i.e. peak spreading is
less likely to occur in non or low congested scenarios).

5.3

Mitigation Thresholds
The wording of the NPPF implements a ‘severity’ test for new development, though this has not been
defined. For this analysis, it has been agreed with the local highway authority to consider the
following thresholds:
·

Status Quo – Implementation of mitigation returns traffic conditions to those existing now
(i.e. if a junction is operating at capacity in 2015, there is no requirement to make this
junction work with development traffic in place, only not to make things worse).

·

5% Change – The 1993 Institute for Highways and Transportation guidance on traffic impact
assessment included a 5% threshold to consider whether a scheme would create a material
traffic impact. This threshold was specifically removed by the GTA guidance; however, it
remains a useful ‘rule-of-thumb’ to identify material changes in traffic flows.
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5.4

·

10% Change – The Institute for Environmental Assessment (IEA) Guidelines for the
Environmental Assessment of Road Traffic contains a 10% threshold for determining a
traffic-related environmental impact in sensitive areas.

·

30% Change - The Institute for Environmental Assessment (IEA) Guidelines for the
Environmental Assessment of Road Traffic contains a 30% threshold for determining a
traffic-related environmental impact in most areas.

Sustainable Travel Interventions
Support of Sustainable Travel Modes: Although providing housing close to existing centres such
as Matlock and Ashbourne should, in theory, minimise vehicular trips (by maximising the potential for
travel by sustainable modes), this benefit will only accrue if such modes are attractive, convenient
and viable. As such, the planning applications for each site should be designed to show good
connection to the existing centre by walking / cycling routes. Such routes should be direct, and well
lit. Furthermore, S106 contributions should be sought to support public transport services running
from each site into their local centre (i.e. central Matlock and central Ashbourne). This is particularly
relevant during the early occupation of the housing sites if sustainable travel behaviours are to be
effective and maintained.
Trip Banking / Personal Travel Planning: The trip banking concept is to introduce area wide
measures and smarter travel initiatives that enable a reduction in existing traffic levels, which is then
‘credited’ back to development proposals, compensating in full or in part for the predicted impact of
the development traffic. Essentially, ‘headroom’ is created into which development traffic can be
introduced.
4

Personal Travel Planning (PTP) schemes associated with schemes elsewhere in the UK , including
those from the Local Sustainable Transport Fund (LSTF), have shown that local trips can be reduced
in the order of ~10% with the promotion of alternative modes of transport (walking, cycling, public
transport and car share). However, it is important to note that alternative modes of travel must be
available for such initiatives to work. Experience to date relates to city and market town style
settlements, rather than small towns and villages.
PTP schemes generally cost £10 - £15 per household. These would likely need to be repeated
during the course of the Local Plan period, say once every five years to maintain sustainable travel
behaviours.
Travel Planning for Development Sites: Travel Plans are a normal condition of residential
development. They seek to provide a set of measures, agreed with the planning authority and local
highway authority, to minimise the use of single-occupancy vehicles.
The Guidance on the Assessment of Travel Plans (DfT, 2005) identifies that:
·

A plan containing only marketing and promotion is unlikely to achieve any modal shift;

·

A plan with the above plus car sharing and cycle measures may achieve 3-5% reduction in
drive alone commuting;

·

A plan with the above measures plus discounts on public transport plus works buses /
additional public transport links will achieve around a 10% reduction; and

·

The combination of all of the above measures plus disincentives to car use can achieve a
larger 15-30% reduction in drive alone commuting. Only in very exceptional cases will the
reduction be greater than this.

As such, in the Derbyshire Dales area, Travel Plan measures would likely have the potential to
reduce trip generation by between 5 and 10%. Comparing the vehicular trip rates from TRICS and
the person mode-split derived trip rates in Table 4.4, there would appear to be the potential for this
level of change, particularly in the AM peak hour. For the purposes of this analysis therefore, a 7.5%
reduction has been considered.

4

Making Personal Travel Planning Work: A Practitioner’s Guide, Department for Transport, 2008
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Elsewhere (particularly in the south of England) budgets of £10 per house per year over five years
have been secured to promote travel planning for new developments. It is important to note,
however, that the success of travel plans for development relates directly to the level of monitoring
and enforcement conducted by the local planning authority. They would need to be secured via
planning conditions and / or S106 agreements, with suitable policy arrangements supporting these
initiatives.
It is also recommended that travel plan targets are focused on trip generation targets in the AM and
PM peak hours, with travel mode share included as a secondary target. This is the approach taken in
the neighbouring Nottinghamshire CC travel plan guidance, and is intended to focus efforts on those
times of day when the network is most congested whilst providing a clear linkage to the analysis
contained in any individual application’s Transport Assessment.
Overall Impact: The overall impact of sustainable travel initiatives is described in the following
formula, which modifies the one presented in Section 4.1:
Design Traffic = Survey 2015 (minus trip banking impacts)
+ Local Plan Development Trips (minus travel planning impacts)
+ Peak Spreading

5.5

Matlock
Highway Network: Figure 5.1 shows Matlock town centre, and its key routes and junctions. The key
constraints are the historic nature of the buildings, particularly around Crown Square and along Dale
Road, and the local geomorphology: Matlock is within a basin formed by the River Derwent and the
potential for highway improvements and bypasses are limited by steep climbs out of the town outside
of the river valley. The A6 has recently been amended through the introduction in 2007 of a partial
bypass, which also serves a supermarket development. This route was itself constrained by the
physical characteristics of the surrounding land.
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Figure 5.1: Matlock Town Centre

A6 / A615
Rdbt
Crown Square

A6 Partial Bypass
Bridge Signals

Matlock Green

Contains Ordnance Survey Data Crown Copyright and database right 2015. Reproduced from Ordnance Survey digital map
data. Crown copyright 2016. All rights reserved. Licence number 0100031673. © AECOM 2016

Increase in Traffic Flow: Table 5.1 shows the change in traffic from the current (Base) situation to a
future (Design) scenario, without consideration to sustainable transport initiatives. The table shows
changes in link flow on key routes, and total traffic flows at key junctions.
Traffic growth in future years is driven by increases in the population, increases in personal wealth
(GDP per population), and reducing travel costs in real terms (leading to both longer trips and more
frequent trips). For the purposes of this Transport Evidence Base, the increase in flow in future years
is simply the existing flow plus additional traffic generated by the planned additional dwellings. This
approach ignores other growth drivers; such as the expected reducing travel demand costs. If these
other drivers are taken into account then the ‘baseline’ and ‘design’ flows could be higher than
shown in Table 5.1. The calculated difference column would be the same, but the % increase would
be less. However, junctions would reach their capacity limits in earlier years if all traffic growth
drivers were to be considered here.
The changes in flow must be considered against an overall change in dwellings within Matlock town
of 33% (Table 4.2), although the changes in flow noted below also consider those developments in
the Matlock area (which includes Matlock Bath and Darley Dale etc.).
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Table 5.1: Observed 2015 and ‘With Planned Development’ Traffic Flows in Matlock, no sustainable
transport interventions
Links
A615 (Bakewell Road)
Bridge (one-way)
A6 (Dale Road)
A6 (Bakewell Road)
A615 Causeway Lane
Bank Road
A632 Lime Tree Hill
A632 Chesterfield Road
Crown Square
A6 / A615
Matlock Green

A6 Bridge Signals

%
AM Peak Hour
PM Peak Hour
Base Design Difference Base Design Difference Increase
1,213
2,092
879
1,329
2,289
960
72%
387
520
133
364
446
82
29%
1,001
1,536
535
1,120
1,672
552
51%
1,359
2,101
742
1,492
2,256
764
53%
978
1341
363
982
1356
374
38%
679
1,327
648
564
1,231
667
106%
667
911
244
527
778
251
41%
958
1,849
891
855
1,773
918
100%
Key Junctions (Total Junction Inflow)
1,751
2,762
1,011
1,830
2,872
1,042
57%
1,802
2,963
1,161
1,938
3,189
1,251
65%
1,650
2,327
677
1,474
2,172
698
44%
1,001
1,536
535
1,120
1,672
552
51%

% Link
Capacity

104%
69%
134%
103%
62%
106%
73%
84%

From Table 5.1, each of the key junctions within Matlock could be expected to experience increases
in traffic above the 30% threshold identified in the IEA guidance. As such, there would be a material
impact at these junctions based on the amount of housing proposed, under a scenario in which there
was no complementary mitigation.
The routes expected to experience large increase in traffic flow are the A6 approaching Matlock
Bridge from the direction of Matlock Bath, the A6 north of Matlock (routeing towards Bakewell), the
former A6 (Bakewell Road), Bank Road and Chesterfield Road. One of the key issues is that traffic
routeing into Matlock from the A6 (South) must route to the north of the town before turning back
along Bakewell Road. This is a route that is already shown (within the Trafficmaster data presented
in Section 3) as being congested in the peak hours. It may therefore be that, in reality, there will be a
stronger demand occurring through Starkholmes as traffic seeks alternative, faster routes into the
town from this direction.
Impact on Junction Performance: The performance of individual junctions within Matlock town
centre has been undertaken for Crown Square, the A6 roundabout junction north of the town (linking
the recent A6 bypass and Bakewell Road), the signalised junction at the opposite (i.e. west) end of
Matlock Bridge to Crown Square, and Matlock Green. The performance of these junctions has been
tested using software widely recognised for this purpose within the transport planning industry; i.e.
ARCADY for roundabout junctions, PICADY for priority junctions, and LINSIG for signalised
junctions.
ARCADY and PICADY software provides outputs in the form of Ratios of Flow to Capacity (RFC)
and queue length (Q). For a new roundabout or priority junction, a worst-arm target RFC value of
0.85 during a single time segment is preferred as this minimises the chance that queuing will occur
at a new junction on opening. For existing junctions, RFC values above 0.85 are likely to produce
queues which increase slowly. Above an RFC value of 1.0, a junction is more than likely to be at
capacity (with resulting larger increases in queue length).
To robustly test the performance of the junction, a synthesised profile includes a 12.5% mid-peak
‘surge’. A ‘flat’ profile assumes that the same quantity of traffic flow will arrive at a junction in each
fifteen minute segment of the peak hour. In reality, as traffic flow increases, the profile of traffic
arriving at a junction is likely to move from a synthesised ‘surge’ profile to a ‘flat’ profile. This is due
to the phenomenon of micro-time period ‘Peak Spreading’, which is the retiming of trips within the
peak hour described earlier in this section.
LINSIG software provides outputs for both individual entry ‘arms’ and the junction as a whole. For the
individual arms, the outputs are Degree of Saturation (DoS) and Mean Maximum Queue Length
(MMQ). Within LINSIG, a total-junction statistic known as the Practical Reserve Capacity (PRC) is
also reported, which shows the percentage of “spare” capacity left at the junction. LINSIG works on
the basis that a junction is considered to be at capacity when the individual junction arm DoS values
exceeds 90%. Below this threshold, queues are governed by the traffic signals settings. Above this
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threshold, queues begin to elongate rapidly. As the DoS on any arm increases, the PRC remaining
at the junction decreases. LINSIG uses a ‘flat’ profile as standard. Indeed, LINSIG software does not
include the facility to add any other type of profile to the traffic flow inputs. Using a target DoS of 90%
allows for some fluctuations in the flow intensity above the flat flow profile.
Tables 5.2 – 5.5 summarise the performance of these junctions.

Table 5.2: Performance of the Crown Square Roundabout, no sustainable transport interventions
Scenario
Survey 2015
Design

AM Peak Hour (0800 – 0900hrs)
RFC
Q
0.86
5.10
LARGE
1.77

PM Peak Hour (1700 – 1800hrs)
RFC
Q
1.14
33.10
LARGE
2.04

RFC = Ratio of Flow to Capacity. A measure of the trafficking at the junction in relation to its ability to accommodate such flow,
reported on a worst-arm basis. Q = Mean Maximum Vehicle Queue, reported on a worst arm basis.

Table 5.2 shows that the Crown Square roundabout is operating at capacity in 2015 (i.e. without any
development added to it). This analysis does not take into account the pedestrian crossings on three
of its four entry / exit arms. As such, additional traffic routeing through Crown Square will add to
queuing at this location, as is shown in the same table.

Table 5.3: Performance of the A6 / Bakewell Road Roundabout, no sustainable transport
interventions
Scenario
Survey 2015
Design

AM Peak Hour (0800 – 0900hrs)
RFC
Q
0.47
0.89
0.94
12.02

PM Peak Hour (1700 – 1800hrs)
RFC
Q
0.48
1.48
1.04
38.12

RFC = Ratio of Flow to Capacity. A measure of the trafficking at the junction in relation to its ability to accommodate such flow,
reported on a worst-arm basis. Q = Mean Maximum Vehicle Queue, reported on a worst arm basis.

Table 5.3 shows that the A6 / Bakewell Road junction is expected to operate at capacity with the
proposed local plan development fully occupied.

Table 5.4: Performance of the A6 Signalised Junction with Matlock Bridge (Design) – Matlock Bridge
/ Snitterton Road running in separate stages – Design Traffic, no sustainable transport interventions
Approach
A6 South (L & A)
A6 North (R & A)
Snitteron Road
Matlock Bridge

AM Peak Hour (0800 – 0900hrs)
DoS
MMQ
91.9%
20.0
59.9%
9.1
6.3%
0.3
93.1%
18.1
PRC
-3.4%

PM Peak Hour (1700 – 1800hrs)
DoS
MMQ
114.1%
94.2
28.8%
4.2
6.3%
0.3
115.1%
45.7
PRC
-27.8%

DoS = Degree of Saturation for each individual arm, the target value being 90%, MMQ = Mean Maximum Queue. PRC =
Percentage of Reserve Capacity. PRC is a measure of the overall “spare” capacity at a junction.
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Table 5.5: Performance of the A6 Dale Road Signalised Junction with Matlock Bridge (Design) –
Matlock Bridge / Snitterton Road running in the same stage – Design Traffic, no sustainable
transport interventions
Approach
A6 South (L & A)
A6 North (R & A)
Snitteron Road
Matlock Bridge

AM Peak Hour (0800 – 0900hrs)
DoS
MMQ
75.4%
14.7
49.2%
7.8
1.4%
0.2
75.0%
12.8
PRC
19.3%

PM Peak Hour (1700 – 1800hrs)
DoS
MMQ
93.5%
29.4
23.6%
3.4
2.0%
0.2
92.0%
15.6
PRC
-3.9%

DoS = Degree of Saturation for each individual arm, the target value being 90%, MMQ = Mean Maximum Queue. PRC =
Percentage of Reserve Capacity. A measure of the overall “spare” capacity at a junction.

The performance of the A6 Dale Road signalised junction with Matlock Bridge has been assessed for
two different stage sequences, given that changes in traffic flow may require a different arrangement
in future. Table 5.4 shows the performance of the junction if Matlock Bridge and Snitteron Road
operate in separate stages, and Table 5.5 shows the performance of the junction if they operate in a
single stage, with a separate all-red stage for the pedestrian movements.
The above tables show that, with all the proposed traffic loaded into the Matlock area, the signalised
junction of Matlock Bridge / Dale Road is likely to operate at capacity in the PM peak hour. PM
queuing and delays would be worse in the summer holiday season.

Table 5.6: Performance of the Matlock Green (A615 / Lime Tree Road / Church Street) Junction , no
sustainable transport interventions
Scenario
Survey 2015
Design

AM Peak Hour (0800 – 0900hrs)
RFC
Q
1.18
22.84
LARGE
MAX

PM Peak Hour (1700 – 1800hrs)
RFC
Q
0.63
2.80
LARGE
3.41

RFC = Ratio of Flow to Capacity. A measure of the trafficking at the junction in relation to its ability to accommodate such flow,
reported on a worst-arm basis. Q = Mean Maximum Vehicle Queue, reported on a worst arm basis.

Table 5.6 shows that the Matlock Green junction is operating at capacity in 2015 (i.e. without any
development added to it). As such, additional traffic routeing through Matlock Green will add to
queuing at this location, as is shown in the same table.
Impact of Sustainable Transport Initiatives: The above tables did not consider the impact of
sustainable transport interventions. Table 5.7 shows how the implementation of area wide and
development specific travel planning could impact on the forecast changes in flow (i.e. by reducing
background traffic by 10%, and development traffic by 7.5%. A peak spreading effect of 2.5% has
also been applied to both background and development traffic.
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Table 5.7: Total Junction Inflows with Sustainable Transport Initiatives

Key Junction

Crown Square
A6 / A615 Roundabout
Matlock Green
A6 Bridge Signals

AM Peak Hour
Design
Base
Minus
Minus
Travel
Base
PTP /
Planning /
Trip
Peak
Banking
Spreading
1,751
1,576
2,448
1,802
1,622
2,628
1,650
1,485
2,058
901
1001
1361

PM Peak Hour
Design
Base
Minus
Minus
Travel
Base
PTP /
Planning /
Trip
Peak
Banking
Spreading
1,830
1,647
2,546
1,938
1,744
2,829
1,474
1,327
1,923
1,008
1120
1,480

%
Increase

39%
46%
27%
34%

It should be noted again that these sustainable transport interventions are aggressive in terms of
their proposed impact. They would rely on the continued availability of good alternative modes of
travel, which is not an unreasonable assumption in Matlock given the bus station, railway station and
ongoing improvements to cycle links. Notwithstanding this, it can be seen that the Crown Square
junction – the key junction in Matlock – would continue to experience high changes in traffic volumes
(above the 30% threshold) with the proposed development.
A further sustainable transport mitigation option would be to press for further capacity upgrade of the
rail link to Derby and Nottingham to encourage mode shift away from single occupancy car travel,
and to re-examine the potential to re-open the railway line through to Buxton.
Physical Junction Improvements: In terms of physical junction improvements, it is understood that
it has previously been suggested that Crown Square would operate more satisfactorily as a
signalised crossroads (potentially with the right-turn onto Matlock Bridge banned, given the
availability of the alternative A6 route) under congested conditions. This is because queues could be
better managed, and pedestrian facilities co-ordinated with the traffic stages. A LINSIG assessment
of a signalised arrangement, with one-lane entries on all approaches, has shown that such a junction
would operate similarly to the results given in Table 5.2 for the roundabout configuration. As such, a
signalisation scheme would not generate additional highway capacity on the network, and this is
largely due to the lack of opportunity to create additional flares or lanes on the approach to the
junction. Given the historical nature of the buildings surrounding Crown Square, it is unlikely that a
larger junction could be delivered without substantially altering the character of the town.
The Matlock Green junction would also likely require signalisation, given the forecast difficulty for
side-road traffic to enter Causeway Lane. No design has been undertaken for this, though it would
likely to be sub-standard in terms of narrow footway widths (and placement of signal poles) and
existing private accesses near to the junction). Also, the side roads would likely require to be run in
separate stages, impacting on overall junction performance. Signalisation would, however, offer the
opportunity to assist pedestrian crossing movements.
Major Schemes: The physical constraints surrounding Matlock (principally being the river valley
walls, river, and railway line) including those that led to the partial bypass associated with the
Sainsbury’s development, means that no medium / major highway scheme has been identified to
further mitigate development traffic. As such, sustainable travel initiatives are likely to be the only
realistic schemes in the short to medium term, without a major scheme being brought forward to
support the wider development of the town.
Impact Summary: Table 5.8 describes the change in traffic flow at Crown Square for varying
housing number and mitigation scenarios. This table is based on the threshold levels given in
Section 5.3.
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Table 5.8: Summary table for Matlock
Level of Impact at Matlock,
Crown Square

Associated Housing
Numbers

Mitigation Assumed

57% increase in traffic

Full Allocation

None

39% increase in traffic

Full Allocation

30% increase in traffic

80% of Housing Allocation

10% increase in traffic

45% of Housing Allocation

5% increase in traffic

35% of Housing Allocation

Status Quo

25% of Housing Allocation

Area Wide Travel Planning (10%),
Development Travel Planning
(7.5%), Peak Spreading (2.5%)
Area Wide Travel Planning (10%),
Development Travel Planning
(7.5%), Peak Spreading (2.5%)
Area Wide Travel Planning (10%),
Development Travel Planning
(7.5%), Peak Spreading (2.5%)
Area Wide Travel Planning (10%),
Development Travel Planning
(7.5%), Peak Spreading (2.5%)*
Area Wide Travel Planning (10%),
Development Travel Planning
(7.5%), Peak Spreading (2.5%)*

It is acknowledged that Peak Hour Spreading (i.e. trips re-timing to adjacent hours) is unlikely to occur under Status Quo
conditions, and its impact is likely to be minimal for the ‘5% increase in traffic’ scenario.
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5.6

Wirksworth
Highway Network: Figure 5.2 shows Wirksworth town centre, and its key routes and junctions.
From on-site observation, key bottlenecks appear to be a zebra crossing within the town centre, and
a mini-roundabout at the junction with Summer Lane. The junction of the B5023 / B5036 is also at an
acute angle, which restricts visibility for turning traffic on the minor arm.

Figure 5.2: Wirksworth Town Centre

B5036

B5023

B5035

Summer Lane
Mini-Roundabout

Contains Ordnance Survey Data Crown Copyright and database right 2015. Reproduced from Ordnance Survey digital map
data. Crown copyright 2016. All rights reserved. Licence number 0100031673. © AECOM 2016

Changes in Traffic Flow: Table 5.9 shows the changes in traffic from the current (Base) situation to
a future (Design) scenario. The table shows changes in link flow on key routes, and turning flows at
key junctions. The changes in flow must be considered against an overall change in dwellings within
Wirksworth town of ~17% (Table 4.2).
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Table 5.9: Observed 2015 and ‘With Planned Development’ Traffic Flows in Wirksworth, no
sustainable transport interventions
AM Peak Hour
Base

Links

PM Peak Hour

Design Difference

Base

%
% Link
Design Difference Increase Capacity

B5035 (Porter lane)

320

524

204

295

506

211

67%

B5035 (towards Carsington)

275

309

34

238

273

35

13%

Main Street, Middleton

273

552

279

270

557

287

104%

B5023 (B5036 to B5035)

216

286

70

187

259

72

35%

B5023 (Harrison Drive)

832

967

135

747

882

135

17%

951

1,087

136

14%

639

734

95

14%

889

135

17%

798

303

58%

B5023 (St John's Street)

979

1,109

130

B5023 (Derby Road)

563

631

68

B5036 / B5023

Junctions (Total Junction Inflow)
135
852
987
754
294
542
836
495

Porter Lane / Main Street
St John's Street / Coldwell
Lane / West End
Summer Lane / B5023

1,133

1,269

136

1,072

1,214

142

715

789

74

804

905

101

24%
25%
45%
23%
44%
89%
33%

13%
12%

From Table 5.8, total additions to any one route are not high with regards to the overall theoretical
capacity of the highway network and neither are forecast increases in traffic. The B5023, however, is
likely to see increases in traffic flow to a level which may result in issues for traffic emerging from
side-roads. This could be addressed via localised schemes, including introduction of speed restraint
and raised tables. It is noted that there is a zebra crossing in Wirksworth: this would likely need
upgrading to signalised control under heavier traffic flows on the main road.
It is unlikely that local plan related development would create any ‘severe’ additional congestion in
the Wirksworth area, although there may be additional queueing at the Cromford Hill junction.
Impact of Sustainable Transport Interventions: Travel Plans are likely to be a requirement of
planning permissions within Wirksworth; however, the impact of area wide travel planning is likely to
be limited given the lack of alternative transport modes. Similarly, there is unlikely to be much of a
‘peak spreading’ effect if the exiting routes are not congested.
Minor Junction Improvements: The junction of the B5035 / B5023 was noted in Section 3 to be the
location of a collision cluster. This is likely due to limited visibility from the minor arms, both of which
are controlled by ‘Stop’ lines rather than the usual ‘give-way’ control. Even so, collisions here are
associated with traffic from the minor arms turning into ahead moving traffic on the major movement.
This issue could be addressed via a localised signage and road marking scheme – potentially
including VMS and surface treatments through the junction.
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5.7

Ashbourne
Highway Network: Figure 5.3 shows Ashbourne town centre, and its key routes and junctions. The
key constraints within Ashbourne are the Derby Road / Park Road / Sturston Road signalled
junctions: these are two linked signalised junctions, though the queues on the short section of
Sturston Road between the two effectively limit the capacity of the town centre. Due to its historic
(and narrow) nature, St. John’s Street is one-way eastbound. Buxton Road has very steep gradients
leading out of town, and accommodates HGV traffic routeing from nearby quarry sites. Ashbourne
does benefit, however, from an east-west bypass to the south of the town, in the form of the A52.

Figure 5.3: Ashbourne Town Centre

St. Johns Street
Cokayne Ave

Buxton Road

Park Road
Sturston Road

Belper Road
Derby Road

Airfield Site

A52
Contains Ordnance Survey Data Crown Copyright and database right 2015. Reproduced from Ordnance Survey digital map
data. Crown copyright 2016. All rights reserved. Licence number 0100031673. © AECOM 2016

Increase in Traffic Flow: Table 5.10 shows the change in traffic from the current (Base) situation to
a future (Design) scenario. The table shows changes to the link flow on key routes, and total traffic
inflows at key junctions. The changes in flow must be considered against an overall change in
dwellings within Ashbourne town of ~48% (Table 4.2), although the changes in flow noted below also
consider those developments in the Ashbourne area (which includes Clifton and Hulland Ward).
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Table 5.10: Observed 2015 and ‘With Planned Development’ Traffic Flows in Ashbourne, no
sustainable transport interventions

Links
Cockayne Avenue
A515 (Buxton Road)
A515 (Park Road)
A517 (Belper Road)
Sturston Road
A515 (Station Street)
Derby Road
Station Road
Mayfield Road
Church Street
St John's Street
A157 (Compton/Dig Street)
Buxton Road / St John's
Park Road / Cockayne
Park Road / Belper Road
A517 / A515 / Derby Road
Station Street / Station Road
Station Road / Church Street
Dig Street / St John's Street

AM Peak Hour
PM Peak Hour
Base Design
Diff
Base Design
Diff
374
618
244
373
663
290
652
1,113
461
830
1,305
475
499
911
412
543
967
424
566
787
221
563
791
228
1,131
1,794
663
1,114
1,876
762
709
805
96
781
860
79
708
1,609
901
662
1,590
928
224
297
73
329
420
91
198
253
55
412
469
57
340
362
22
516
558
42
509
849
340
557
795
238
406
724
318
401
597
196
Junctions (Total Junction Inflow)
769
1,252
483
941
1,458
517
791
1,328
537
914
1,582
668
1,294
1,985
691
1234
2,024
790
1,530
2,519
989
1559
2,541
982
888
1,004
116
1082
1,199
117
394
469
75
656
751
95
563
903
340
681
919
238

%
Increase

% Link
Capacity

72%
63%
80%
40%
63%
12%
134%
30%
18%
7%
54%
64%

30%
59%
44%
36%
85%
39%
73%
34%
38%
45%
113%
58%

58%
71%
59%
64%
12%
16%
46%

From Table 5.10, the key routes under stress would be Sturston Road and Derby Road on the
approach to the Sturston Road / Derby Road signals.
Impact on Junction Performance: The key junction within Ashbourne is the Derby Road – Sturston
Road – Park Road signalised junction. This junction has been modelled in LINSIG for the 2015
period, with the results shown in Table 5.11, below. This shows that the junction is operating at
capacity in the AM peak period. As such, any further development in Ashbourne is likely to create
additional queuing and delay in this location.

Table 5.11: Performance of the Derby Road – Sturston Road – Park Road Signalised Junction, no
sustainable transport interventions
PRC
Scenario
Existing Junction: Survey
2015
Design Traffic, Existing
Junction

AM Peak Hour
Derby Road /
Park Road /
Sturston Road
Belper Road

PM Peak Hour
Derby Road /
Park Road /
Sturston Road
Belper Road

-2.8%

25.1%

11.4%

23.6%

-73.4%

-78.0%

-68.2%

-65.2%

Impact of Sustainable Transport Initiatives: The above tables did not consider the impact of
sustainable transport interventions. Table 5.12 shows how the implementation of area wide and
development specific travel planning could impact on the forecast changes in flow (i.e. by reducing
background traffic by 10%, and development traffic by 7.5%. A peak spreading effect of 2.5% has
also been applied to both background and development traffic.
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Table 5.12: Total Junction Inflows with Sustainable Transport Initiatives

Key Junction

Buxton Road/St John's St
Park Road / Cockayne Ave
Park Road / Belper Road
A517 / A515 / Derby Road
Station Street / Station Rd
Station Rd / Church Street
Dig St / St John's Street

AM Peak Hour
Design
Base
Minus
Minus
Travel
Base
PTP /
Planning /
Trip
Peak
Banking
Spreading
692
769
1,110
712
791
1,178
1,165
1,294
1,758
1,377
1,530
2,235
799
888
884
355
394
413
507
563
800

PM Peak Hour
Design
Base
Minus
Minus
Travel
Base
PTP /
Planning /
Trip
Peak
Banking
Spreading
847
941
1,292
823
914
1,405
1,111
1234
1,796
1,403
1559
2,254
974
1082
1,055
590
656
661
613
681
812

%
Increase

40%
52%
41%
45%
-2%
2%
30%

As can be seen from Table 5.12, even with aggressive sustainable transport initiatives and assumed
peak spreading, traffic increases at the Derby Road – Sturston Road – Park Road signalised junction
would likely remain above the 30% threshold identified in the IEA guidance.
Physical Junction Improvements: The potential to increase the capacity of the Derby Road –
Sturston Road – Park Road signalised junction is limited by adjacent buildings, many of which have
historic value. Nevertheless, a potential improvement to the Derby Road – Park Road – Sturston
Road signalled junction has been identified as a separate piece of work to this study. There is also
the potential to improve footway links around these junctions, which currently suffer from narrow
footway widths.

Figure 5.4: Key Routes provided with additional capacity with localised junction improvement

Contains Ordnance Survey Data Crown Copyright and database right 2015. Reproduced from Ordnance Survey digital map
data. Crown copyright 2016. All rights reserved. Licence number 0100031673. © AECOM 2016
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Table 5.13 provides the results of the LINSIG modelling for this scheme, and compares this with the
existing junction arrangement. As can be seen from this table, the scheme provides a large increase
in capacity, although the junction would remain operating at capacity (with large negative PRC
values) with the addition of traffic associated with Local Plan dwellings (with or without sustainable
transport interventions).

Table 5.13: Performance of the Derby Road – Sturston Road – Park Road Signalised Junction, no
sustainable transport interventions
PRC
Scenario
Existing Junction: Survey
2015
Design Traffic, Existing
Junction, no Sustainable
transport intervention)
Design Traffic, Improved
Junction, no Sustainable
transport intervention
Design Traffic, Improved
Junction, with
Sustainable transport
intervention

AM Peak Hour
Derby Road /
Park Road /
Sturston Road
Belper Road

PM Peak Hour
Derby Road /
Park Road /
Sturston Road
Belper Road

-2.8%

25.1%

11.4%

23.6%

-73.4%

-78.0%

-68.2%

-65.2%

-19.2%

-18.6%

-19.8%

-19.9%

-8.4%

1.5%

-12.6%

-4.7%

Although initial modelling has indicated that such a scheme would be a significant improvement on
the existing operation of the junction; it should be noted that large volumes of traffic (including HGV
traffic) would continue to be drawn close to the town centre and the proposed signals would operate
at capacity (i.e. with a negative PRC) in the design year. As such, queuing and congestion is likely to
remain even within this scheme, particularly during the summer months.
Impact Summary: Table 5.14 describes the change in traffic flow at Derby Road / Sturston Road for
varying housing number and mitigation scenarios. This table is based on the threshold levels given in
Section 5.3.

Table 5.14: Summary for Ashbourne
Level of Impact at Derby
Road / Sturston Road

Associated Housing
Numbers

Mitigation Assumed

64% increase in traffic

Full Allocation

None

45% increase in traffic

Full Allocation

5% increase in traffic

30% of Housing
Allocation

Area Wide Travel Planning (10%), Development
Travel Planning (7.5%), Peak Spreading (2.5%)
Area Wide Travel Planning (10%), Development
Travel Planning (7.5%), Peak Spreading (2.5%)
Area Wide Travel Planning (10%), Development
Travel Planning (7.5%), Peak Spreading (2.5%)
Area Wide Travel Planning (10%), Development
Travel Planning (7.5%), Peak Spreading
(2.5%)*

Status Quo (1)

20% of housing
allocation

Area Wide Travel Planning (10%), Development
Travel Planning (7.5%), Peak Spreading
(2.5%)*

Status Quo (2)

80% of Housing
Allocation

Area Wide Travel Planning (10%), Development
Travel Planning (7.5%), Peak Spreading (2.5%)
+ Derby Road / Sturston Road Junction
Improvement

30% increase in traffic
10% increase in traffic

75% of Housing
Allocation
40% of Housing
Allocation

It is acknowledged that Peak Spreading is unlikely to occur under Status Quo conditions, and its impact is likely to be minimal
for the ‘5% increase in traffic’ scenario.
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5.8

Brailsford
In addition to Matlock, Ashbourne and Wirksworth, DDDC has asked that development in Brailsford
be specifically considered. Appendix A identifies that Brailsford could accommodate 222 additional
residential units. The key issues within Brailsford would appear to be that junctions with the A52
(Luke Lane and The Green) are controlled by ‘Stop’ lines rather than the usual ‘give-way’ control,
and there is a lack of pedestrian crossing facilities (with the village severed by the A52, such that
residential land to the north may find it difficult to access facilities on foot located to the south (such
as the health centre and primary school).
Options for addressing these issues would be to provide a route treatment on the A52 through
Brailsford to provide a better sense of being within a village centre than currently appears to the
motorist passing through (although this would be to the detriment of trips using the A52 as a through
route, e.g. between Derby and Ashbourne). This could include:
·

gateway features

·

replacement of the Luke Lane junction with a mini-roundabout; and

·

installation of further pedestrian crossing facilities (in the form of pelican crossings).

The above would require the agreement of Derbyshire County Council, with designs for safe access
provided within the Transport Assessments submitted to support the planning applications within
Brailsford.

5.9

Traffic Routeing to Derby
The quantum of trips routeing to / from Derby along the A52 would likely be ~420 two way trips in
both the AM and PM peak hours. These trips will arrive at the Markeaton roundabout, which is
currently an at-grade roundabout with the A38. It has, however, long been an aspiration of the
Highways Agency (now known as Highways England, HE) to improve this junction and a scheme is
currently being progressed with a view to starting work in 2020 and completion in 2023. As such, the
Markeaton roundabout is already programmed for improvement within the Derbyshire Dales Local
Plan period.
According to the HE consultation document, the Markeaton roundabout scheme (Figure 5.5)
involves:
·

Lowering the A38 to pass underneath the existing roundabout.

·

Construction of two new bridges to carry the A52 and roundabout traffic across the lowered
A38.

·

Increasing the speed limit from 40mph to 50mph.

·

Widening the A38 to three lanes in each direction between the Kingsway junction and
Kedleston Road.

·

Construction of new slip roads to permit all turning movements at the junction.

·

Access to Esso petrol station and McDonald’s being modified (access on A38 might be
closed and revised access to be provided on A52).

·

The existing pedestrian footbridge over the A38 Queensway is to be demolished to
accommodate the widened A38; views were sought on whether the footbridge should be
replaced.
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Figure 5.5: Markeaton Junction Improvement Scheme

In addition to the above, roundabouts to the north and south of the Markeaton roundabout on the
A38 would also be improved.
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6

Conclusions and Summary
As part of the forthcoming Local Plan, additional dwellings will be constructed in the Derbyshire
Dales area (the majority of which will fall outside the Peak Park). The majority of the additional
residential units will be provided in the vicinity of Matlock, Ashbourne and, to a lesser extent,
Wirksworth (and Brailsford).
The traffic impacts of this development has been estimated within this report using a manual
methodology whereby forecast development trips have been added directly to traffic survey data
collated in 2015. This has shown large increases in traffic in both Matlock and Ashbourne town
centre.
It has been assumed that each development site would require a specific planning application and
thereby be supported by a Transport Assessment. These individual TAs would examine the specific
way in which these sites would be safely accessed. Given the constraints in both Matlock and
Ashbourne, it has been further assumed that both proposed sites and existing households would be
targeted with a programme of sustainable transport interventions to minimise single occupancy car
use. As such, a starting point for the local plan highways mitigation would be:
·

Safe and Satisfactory Access from each individual site;

·

Contribution to support local bus services;

·

Site Travel Plan secured by S106, fully funded, monitored and enforced; and

·

Contribution to Area Wide Travel Planning.

Within Matlock, both the Crown Square and Matlock Green junctions are likely to require capacity
improvements. It is unlikely that signalisation would increase capacity in either location; however,
signalisation schemes would allow queues to be better managed. Housing allocations that achieve
increases in traffic of 30%, 10%, 5% and which retain Status Quo conditions (assuming
implementation of aggressive sustainable transport interventions) have also been identified.
Within Ashbourne, a scheme has been identified to increase the capacity of the Derby Road –
Sturston Road – Park Road signals. Large volumes of traffic (including HGV traffic from Buxton
Road) would, however, be retained closed to the town centre. A bypass option would require further
assessment, particularly to determine the Benefit Cost Ratio and most suitable alignment.
There are relatively few impacts forecast within Wirksworth, although TAs supporting individual
developments may identify the requirement for localised junction improvements. Similarly, there are
unlikely to be severe congestion caused by the development proposed for Brailsford, with individual
TAs again likely to need to consider localised junction improvements and the provision of safe
access. (Note each site considered within the local plan has been considered seperately by DCC
highways development control in terms of the potential to achieve a safe access).
Trips routeing towards Derby will reach the city at the Markeaton Roundabout. This junction is
programmed for a significant upgrade in the near future and, as such, it is not considered that this
should create a significant or ‘severe’ impact.
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Derbyshire Dales Local Plan Advisory Committee – Agenda (29 February 2016)
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This information is available free of charge in
electronic, audio, Braille and large print versions.
For assistance in understanding or reading this
document or specific information about this Agenda
call Democratic Services on 01629 761133 or
e-mail committee@derbyshiredales.gov.uk
19 February 2016
To:

All Councillors

As a Member of the Local Plan Advisory Committee, please treat this as your summons
to attend the meeting on Monday 29 February 2016 at 6.00 pm in the Council
Chamber, Town Hall, Matlock.
IMPORTANT: Site Visits to leave from the TOWN HALL at 1:30pm PROMPT.
Yours sincerely

Sandra Lamb
Head of Democratic Services

AGENDA
1.

2.

APOLOGIES
Please advise the Committee Team on 01629 761133
committee@derbyshiredales.gov.uk of any apologies for absence.

or

e-mail

PUBLIC PARTICIPATION
To enable members of the public to ask questions, express views or present
petitions, IF NOTICE HAS BEEN GIVEN, (by telephone, in writing or by electronic
mail) BY NO LATER THAN 12 NOON OF THE WORKING DAY PRECEDING THE
MEETING. NB: REPRESENTATIONS MUST RELATE SPECIFICALLY TO ITEMS
BEING CONSIDERED BY THE COMMITTEE AT THIS MEETING.

3.

INTERESTS
Members are required to declare the existence and nature of any interests they may
have in subsequent agenda items in accordance with the District Council’s Code of
Conduct. Those interests are matters that relate to money or that which can be
valued in money, affecting the Member her/his partner, extended family and close
friends.
Interests that become apparent at a later stage in the proceedings may be declared
at that time.
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Page Nos
4.

DERBYSHIRE DALES LOCAL PLAN – ALLOCATION OF
SITES FOR RESIDENTIAL AND EMPLOYMENT LAND
DEVELOPMENT 2013-2033

3 - 146

To report additional sites that have been submitted to the District
Council for potential allocation for residential development in the
Derbyshire Dales Local Plan over the period 2013-2033 and to
consider draft planning policies in respect of provision for gypsies
and travellers, employment land allocations and strategic
development sites.

Members of the Committee: Councillors Martin Burfoot, Albert Catt, Phil Chell, Tony
Morley, Tony Millward, BEM, Garry Purdy, Mike Ratcliffe, Lewis Rose, OBE, Andrew
Shirley, Andrew Statham, Peter Slack, Jacquie Stevens
Substitutes: Councillors Jason Atkin, Richard Bright, Deborah Botham, Sue Burfoot, Ann
Elliott, Richard FitzHerbert, Chris Furness, Alyson Hill, Susan Hobson, Neil Horton, Angus
Jenkins, Joyce Pawley
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NOT CONFIDENTIAL – For public release

Item No. 4

LOCAL PLAN ADVISORY COMMITTEE
29th FEBRUARY 2016
Report of the Corporate Director

DERBYSHIRE DALES LOCAL PLAN - ALLOCATION OF SITES FOR
RESIDENTIAL AND EMPLOYMENT LAND DEVELOPMENT 2013-2033
SUMMARY
This report informs Members of a number of additional sites that have been submitted to the
District Council for consideration and inclusion as potential sites for allocation for residential
development within the Derbyshire Dales Local Plan over the period 2013-2033. The report
also outlines draft planning policies in respect of provision for Gypsies and Travellers,
employment land allocations and strategic development sites.
RECOMMENDATION
1. That the Committee provisionally allocate sites SHLAA479, SHLAA471, SHLAA473 and
SHLAA467 for residential development in the revised Derbyshire Dales Local Plan.
2. That the Committee approve Draft Local Plan Policy S6 – Strategic Housing
Development for inclusion in the Draft Derbyshire Dales Local Plan.
3. That the Committee approve Draft Local Plan Policy HC2 – Housing Land Allocations for
inclusion in the Draft Derbyshire Dales Local Plan.
4. That the Committee approve Draft Local Plan Policy HC6 – Gypsy and Traveller
Provision for inclusion in the Draft Derbyshire Dales Local Plan.
5. That the Committee approve Draft Local Plan Policy EC1a – Employment Land
Allocations for inclusion in the Draft Derbyshire Dales Local Plan.
6. That the Committee approve Draft Local Plan Policy EC2a – Retention of Key
Employment Sites for inclusion in the Draft Derbyshire Dales Local Plan.
7. That the Committee approve the Strategic Development Site Policies included at
Appendix 5 for inclusion in the Draft Derbyshire Dales Local Plan.
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
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1.

BACKGROUND

1.1

During the last 6 weeks, the Local Plan Advisory Committee has met on four separate
occasions and has made resolutions in respect of the following matters :
•
•
•
•

1.2

Key Issues Consultation and Housing Target (12th January 2016)
Provisional allocation of housing sites in the Southern Area (18th January 2016)
Provisional allocation of housing sites in the Central Area (20th January 2016)
Consideration of Draft Local Plan Policies (11th February 2016)

The purpose of this meeting is:
•

To consider the suitability of a number of additional sites that have been
submitted after the deadline of the ‘Call for sites’ exercise as potential housing
allocations within the Derbyshire Dales Local Plan.

•

To revise Draft Local Plan Policy SA6 – Strategic Housing Development to
identify the provision of housing land over the period 2013-2033.

•

To revise Draft Local Plan Policy HC2 – Housing Land Allocations having regard
to the above and also to reflect recent decisions made on appeal.

•

To revise Draft Local Plan Policy HC6 – Gypsy and Traveller Provision by the
formal allocation of land at Mayfield Road, Ashbourne as a Gypsy and Traveller
site in accordance with planning permission 15/00181/FUL.

•

To allocate sites sufficient to accommodate 15 hectares of employment land in
accordance with Draft Local Plan Policy S7.

•

To consider a new draft policy for the retention of key employment sites.

•

To consider a series of Strategic Development Site policies for housing,
employment and mixed use developments in the Local Plan.

1.3

At the meeting of this Committee held on 12th January 2016, Members resolved that
the Objectively Assessed Need for Housing in the Derbyshire Dales for the period
2013-2033 should be set at 6,440 dwellings and that the provisional housing target for
new residential development for the Derbyshire Dales Local Plan be set at 5,850
dwellings.

1.4

Whilst the NPPF is clear that Local Plans should seek to plan to meet the full OAN,
supply constraints are a relevant factor to take into consideration. In cases where the
supply is proven to be inadequate to meet the OAN, it does not necessarily follow that
a Local Plan will be found unsound if a Local Plan includes a housing target which is
below the OAN.

1.5

However, the assessment of supply must be robust and every effort should be made
to identify a sufficient quantum of suitable sites unless, in the context of the NPPF, the
adverse impacts would significantly and demonstrably outweigh the benefits when
assessed against the policies in the Framework taken as a whole.

1.6

In order to assess the overall quantum of sites that may be considered for inclusion
within the Local Plan, a revised Strategic Housing Land Availability Assessment
(SHLAA) has been undertaken. The purpose of the SHLAA is not to identify sites for
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development – that is the role of the Local Plan – but to establish realistic assumptions
about the availability, suitability and economic viability of land to meet an identified
housing need over the plan period.
1.7

The first stage in preparing a revised SHLAA entailed issuing a ‘Call for Sites’ between
23rd October and 4th December 2014. The ‘Call for Sites’ provided an opportunity for
local communities, Town and Parish Councils, landowners, residents and
organisations to suggest land in the Derbyshire Dales for future development. The
‘Call for Sites’ invited new sites to be submitted to the District Council for consideration
for a range of land uses, including housing, Gypsy and Traveller accommodation,
employment land, retail and leisure uses.

1.8

In order to ensure that the ‘Call for Sites’ consultation was inclusive, it was widely
publicised with advertisements placed in the Matlock Mercury, Ashbourne News
Telegraph, Uttoxeter and Peak Advertiser, press releases issued and information
made available on the District Council’s website. Relevant contacts from the Local
Plan database were also notified by either letter or email. Those landowners, agents
and developers who have previously promoted sites were asked to confirm whether
their sites were still available. In addition, other potential sources have also been
investigated including land in the District Council’s ownership, land in the County
Council’s ownership, other surplus public sector land, vacant / derelict land and
buildings, etc. It is, therefore, considered that the search for potential housing sites
has been comprehensive.

1.9

Those nominating sites were required to complete a detailed site suggestion form
which was made available on the District Councils website for completion either online
or for submission by post or email.

1.10 At the meetings of this Committee held on 18th and 20th January 2016, Members
received details of 206 sites across the whole of the Derbyshire Dales Local Plan that
had been nominated to the District Council as a result of the ‘Call for Sites’ exercise.
Members were also informed that there were a number of additional sites that were
submitted to the District Council after the conclusion of the Strategic Issues
consultation and, accordingly, it had not been possible to complete a full detailed
assessment of these in order that they may be taken into account in setting the
provisional housing target for the Derbyshire Dales Local Plan. An assessment of
these additional 41 sites using the 2 stage process set out above has now been
completed, the findings of which are presented for member consideration in the
remained of this report.
2.

STRATEGIC HOUSING LAND AVAILABILITY ASSESSMENT METHODOLOGY

2.1

The methodology adopted for the preparation of the SHLAA follows that set out in the
National Planning Practice Guidance (NPPG), and has been undertaken in a two
stage process : Stage A and Stage B
Stage A : Site Suitability – Strategic Constraints

2.2

This stage considered all sites and discounted those sites in locations considered
wholly unsuitable for housing development. The assessment criteria used in Stage A
are set out in Table 1 below:-
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Criteria
Justification
Sites entirely within Flood Zone 3 (Zone 3a As set out in the NPPF (paragraph 100)
or 3b)
inappropriate development in areas at risk
from flooding should be avoided by directing
development away from areas at highest
risk.
National
Policy
advises
against
Site entirely within Special Areas of development that would have an adverse
Conservation, Special Protection Areas, impact on nationally or internationally
RAMSAR sites or SSSI
important conservation interests.
Sites in unsuitable areas, unsustainable
locations, e.g. open countryside. In order to
quantify and identify whether a location is
deemed sustainable, the following criteria has
been applied:

Development in unsustainable locations
unrelated to existing settlements may not
contribute towards the creation of
sustainable communities.

“The site is related to the settlement of XXX,
and the substantially built up area of the
settlement”.
In respect of assessing a sites location and
whether it may be deemed sustainable an
evaluation of the site against the current
situation on the ground and status of existing
planning permissions has been undertaken.
Site size threshold
National Planning Practice Guidance
(NPPG) guidance recommends a threshold
of site and locations of >5 dwellings or
economic development on 0.25ha>/500m2
floor space be used for housing and
economic land availability assessments.
The District Council has decided to filter out
sites that fall below 5 dwellings or with a site
area less than 0.2ha for residential
development.
Table 1 - Assessment Criteria Stage A

2.3

A list of those ‘late submission’ sites that failed Stage A, along with reasons for the
failure at Stage A are set out in Appendix 1. These sites are identified in red on the
maps attached at Appendix 3.
Stage B : Detailed Assessment of Development Potential and Suitability

2.4

All sites that passed Stage A were then tested against an extensive range of criteria to
appraise their suitability, availability and achievability. This involved a detailed
assessment of each site in respect to factors such as its location in relation to services
and facilities, flood risk, landscape sensitivity, impact on the historic environment and
the ability of a site to provide a safe and secure access onto the highways network.
The assessment at this stage also considered the sites’ achievability (economic
viability) and availability. A site is considered achievable for development where there
is a reasonable prospect that the particular type of development will be developed on
the site at a particular point in time. This is essentially a judgement about the
economic viability of a site and the capacity of a developer to complete and let or sell
the development over a certain period.
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2.5

The assessment of sites involved extensive consultations with key consultees such
the District Council’s Landscape Officer, Design and Conservation Officer and
Environmental Health Officers. It has also involved external consultation with
Derbyshire County Council’s Highways / Archaeology, Environment Agency, and
Derbyshire Wildlife Trust. Where constraints have been identified, the assessment
has considered what action would need to be taken to remove them (along with when
and how this could be undertaken and the likelihood of sites / broad locations being
delivered). Actions might include the need for investment in new infrastructure, dealing
with fragmented land ownership or environmental improvement.

2.6

Following the detailed assessment at this stage, sites were either identified as being
Undevelopable/Constrained,
i.e.
not
suitable
for
development,
or
Developable/Deliverable, i.e. suitable, available and achievable for residential
development.

2.7

A list of those sites that were assessed at Stage B is set out in Appendix 2. Those
sites that are considered to be Undevelopable / Constrained are identified in blue on
the maps attached at Appendix 3. Those sites that “passed” Stage B and are
considered developable/deliverable are identified in green on the maps attached at
Appendix 3.

3.

ALLOCATION OF SITES FOR RESIDENTIAL DEVELOPMENT

3.1

The next stage in the process is to determine the capacity of those sites that were
considered developable sites following the Stage B assessment.

3.2

An assessment informed by the characteristics of each site was undertaken to
determine the proportion of the site that was considered developable, and the amount
of development that the site could accommodate, using an average density of 28
dwellings per hectare as a benchmark.

3.3

Legislation requires that a sustainability appraisal is undertaken during the preparation
of a Local Plan. A local planning authority must carry out an appraisal of the proposals
it brings forward to assess the economic, environmental, and social effects and how
the plan will contribute to the achievement of sustainable development.

3.4

Furthermore, the Conservation of Habitats and Species Regulations 2010 requires
policies and proposals being brought forward through the Local Plan to be assessed
to determine to what extent they have any likely significant effect upon a designated
European Site – which includes Special Protection Areas, Special Areas of
Conservation, and Ramsar Sites. It also includes those sites which are identified as
potential SPA’s and SAC’s.

3.5

In addition to the assessment work set out in Appendices 1 and 2, the Council has
appointed ‘ClearLead Consulting’ to undertake initial Sustainability Appraisal and
Habitat Regulation Screening of all of those sites that “passed” Stage B. The findings
of this assessment have been taken into consideration. In bringing sites forward for
development, any mitigation measures required to offset any adverse impacts will be
addressed through the allocation policy specific to individual sites.

3.6

Having regard to the above, Table 2 below sets out those additional sites (>10
dwellings) which are recommended for provisional allocation for residential
development within the Derbyshire Dales Local Plan for the period 2013-2033.
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Site
Reference

Site Address

Settlement

SHLAA471

Land at Luke Lane/Mercaston Lane
Land to the North of Porter Lane, East of
Main Street

Brailsford
Middleton by
Wirksworth

SHLAA 473

Land at Middle Peak Quarry

Wirksworth

SHLAA467

Land at Tansley House Gardens

Tansley

SHLAA479

Site Area
(Ha)

Capacity

3.35ha

47

1.16ha

24

72ha

220

1.09ha

15

Total

306

No. of Sites

4

Table 2 – Proposed Additional Housing Land Allocations

3.7

Whilst a detailed evaluation of each of the above sites is outlined at Appendix 2, a
summary description of each site is outlined below. A detailed map of each site is
attached at Appendix 4
SHLAA 479 - Land at Luke Lane/Mercaston Lane, Brailsford

3.8

The site is situated to the northern edge of the settlement of Brailsford, between
existing development at The Plain, Luke Lane and Mercaston Lane. The site
comprises gently sloping ground and is an agricultural field used for pasture and
occasionally arable purposes. The site lies in an elevated, hilltop position beyond
existing development.

3.9

Field boundary hedgerows are present on all sides with residential development
beyond and to the south, and a belt of mature trees along much of the eastern
boundary. The trees are a northern extension of Throstle’s Nest Plantation which is
located to the south east. The site is in open countryside beyond the current limits of
the settlement.

3.10 The site is greenfield land and not within an area identified to be at risk of flooding and
is unlikely to require remediation. Derbyshire Wildlife Trust state that the potential
impact on biodiversity at the site is considered to be low, but some mitigation may be
needed to avoid/minimise impacts. The hedgerows and broad leaved trees present to
site boundaries are of importance and should be retained.
3.11 The site is within an area of high landscape sensitivity, with visual prominence of the
site increasing to the north and east as the distance from the settlement increases.
The landscape assessment concludes that capacity for development is limited,
however there is some capacity in the southern part of the site which is removed from
the highest ground and close to existing development. Should development take place
a substantial belt of screening vegetation must be established on the northern
boundary. The historic environment assessment concludes development will have no
or minimal impact on heritage assets.
3.12 The site lies to the north of the settlement with good accessibility to the services and
facilities available within the village and public transport. Pedestrian links to the site
would need to be enhanced and the Highway Authority have stated that crossing
facilities and pedestrian infrastructure will be required. A safe and satisfactory access
to serve development can be achieved from Luke Lane and possibly from Mercaston
Lane. Further assessment of the impact of development on the surrounding network
and notably the Luke Lane/A52 junction may be required.
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3.13 The assessment considers that the site is suitable, available and achievable. It is
considered appropriate to identify 50% of the site developable, based on the
landscape assessment conclusions that some capacity for development exists on the
site within the southern parts which are removed from the highest most prominent
ground and close to existing development. Accordingly the site is deemed
developable within years 6-10.
SHLAA471- Land to the North of Porter Lane, East of Main Street, Middleton by
Wirksworth
3.14 The site is predominantly flat and low lying and comprises an area of greenfield land
close to the southern extent of the existing village of Middleton, lying between new
housing development on Porter Lane, an existing industrial/ commercial site to the
north and backing on to existing properties on Main Street. The site is long and
rectangular and laid as agricultural pasture with occasional field trees, separated from
existing development in the north by an extensive and mature tree belt planted along
sloping ground.
3.15 The site is not at risk of the need for remediation and does not fall within areas
identified to be at risk of flooding. The landscape sensitivity of the site is assessed as
medium due to the low visual prominence of the site and its enclosure by strong belts
of trees and the B5035. The landscape appraisal concludes that there is capacity for
development across the site however potential adverse impacts on landscape
character and visual amenity are identified. As part of any development existing field
trees should be retained on the western and eastern boundaries and appropriate and
sufficient measures should be included to mitigate any adverse visual impact.
3.16 The site lies within the Middleton Conservation Area, accordingly the historic
environment assessment identifies that development may result in harmful impacts on
the significance of the Conservation Area. Derbyshire Wildlife Trust conclude that on
balance the site is of low nature conservation interest/value.
3.17 The Highway Authority confirm that a satisfactory access may possibly be achieved to
serve the site via the adjoining site to the south which is currently under construction.
It is likely that additional works may be required to increase carriageway widths to
accommodate the increased level of traffic. Impacts on the nearby Porter Lane/Main
Road junction are additionally noted by the Highway Authority and improvements to
the junction may be required.
3.18 The site is within recognised walking thresholds to public transport, with bus stops on
Main Road and Porter Lane. The site is within a 10 minute walk of the nearby Primary
School and there is a public house, village hall and post office within Middleton.
However, travel to nearby Wirksworth may be required to access a wider range of
services and facilities.
3.19 The assessment concludes that the site is developable and that it has a capacity for
24 dwellings which are anticipated would be brought forward within the next 6-10
years.
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SHLAA473 - Land at Middle Peak Quarry, Wirksworth
3.20 The Middle Peak Quarry site covers an extensive area of some 72ha, comprising a
dormant quarry, agricultural land and areas of woodland to the west of Middleton
Road and north of Brassington Lane, Wirksworth.
3.21 The site comprises areas of brownfield and greenfield land adjoining Wirksworth. The
site includes the main area of Middle Peak Quarry and void, the former Dale Quarry to
the south and areas of agricultural land to the west. Middle Peak Quarry is currently
dormant and represents a large area of previously developed land with opportunities
for restoration and redevelopment.
3.22 The site comprises substantial areas of land used for former limestone quarrying,
parts of the site are therefore likely to be unstable, potentially contaminated and would
require further investigation.
3.23 The site is subject to a number of environmental designations, notably the south
eastern part of the site is designated as Dale Quarry SSSI. Stoney Wood Wildlife Site
falls within a small part of the site. A large proportion of the site is a Regionally
Important Geological Site. Areas of woodland and tree cover are also protected by
Tree Preservation Orders.
3.24 Derbyshire Wildlife Trust state that the site supports habitats and species of
conservation interest and parts of the site would meet Local Wildlife Site selection
guidelines due to their plant diversity, habitats and species. Development of the site is
likely to have a significant impact on biodiversity and would need substantial mitigation
and compensation to avoid a net loss of biodiversity. The significance and extent of
impact depends on the size and location of any development within the site. Overall
Derbyshire Wildlife Trust conclude the nature conservation interest / value of the site
is high.
3.25 A comprehensive landscape and visual impact assessment will be required, however
it is considered that parts of the site that fall within the area of the former workings for
the quarry may be considered suitable for development. The more sensitive parts of
the site include those field margins to the west which currently comprise agricultural
land are not considered appropriate for development as development beyond the
extent of the existing worked quarry would have adverse impacts on the surrounding
landscape character and visual amenity.
3.26 Northern parts of the site are within the Middleton Conservation Area, and the south
eastern parts of the site lie within the Wirksworth Conservation Area. Within the
surrounding area there are a number of heritage assets. The historic environment
assessment concludes that development may result in harmful impact to/on the
significance /setting of the Conservation Areas, the scheduled monument and to other
identified designated and non-designated heritage assets. The Conservation Officer
notes potential mitigation measures may be possible and if development of the site
were to be contained wholly within the area of land worked out by former quarrying
then the impact on surrounding heritage assets may be lessened. Derbyshire County
Council Archaeologist further states that the site is of high historic landscape value
due to ancient field systems and leads mining remains, and may retain historic 18th
Century features. The Archaeologist concludes it may be possible to allocate parts of
the site but the western area at least (outside historic quarry) is inappropriate.
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3.27 Given the nature of the sites former use as a quarry the topography of the site is a
considerable constraint that would need to be addressed. Other parts of the site have
a more undulating character such as the agricultural land to the western edge and
parts within Dale Quarry where the land has been remediated/restored.
3.28 The site is bounded by roads on virtually all sides, although it would appear the main
(existing access) to the quarry area is off the B5023 - it is assumed this will be the
point of access to serve the site. Given the site frontage available to the B5023, with
some minor modifications, the Highway Authority consider it is likely that acceptable
access arrangements and visibility sightlines could be achieved to serve a certain
quantum of development. Due to the nature of the rural highway network on the other
surrounding roads it is unlikely acceptable access arrangements to serve residential
traffic, vehicular or pedestrian could be achieved. Further information would need to
be submitted to see how the site could be successfully developed and on which areas.
3.29 The Highway Authority consider it likely that the development of the site will cause an
adverse impact on the surrounding highway network, stating, it is likely the site would
be accessed by a single point to the B5023. This road has alignment constraints and
an appreciable gradient. The junction with the B5036 and the cross-roads junction with
Porter Lane to the north of the site would require improvement to offset any potential
vehicle impacts associated with further residential development.
3.30 Due to the previously developed nature of the site viability will need to be assessed.
The landownership of the site is known, it is therefore assumed that the landowner is
willing to release the site for development. Various supporting documentation has
already been submitted to demonstrate the availability and suitability of the site.
3.31 The site represents an extensive parcel of land adjacent to the existing settlement of
Wirksworth, within a sustainable location with access to services and facilities within
the town.
3.32 The assessment concludes that on balance, a proportion of the site may be suitable,
available and achievable for development of upto 220 dwellings. The area of land
considered suitable includes the previously developed parts of the site associated with
the former Middle Peak Quarry workings to the south and south east of the current
quarry void, closest to the existing access off Middleton Road.
SHLAA467 - Land at Tansley House Gardens, Tansley
3.33 This is a greenfield site which comprises one and a half agricultural fields currently
down to pasture. The land slopes quite steeply down to the brook from the north.
Field boundaries are defined by native species hedgerows and a belt of woodland
associated with the brook in the south. Land to the north of SHLAA467 benefits from
an extant planning permission for housing development. Industrial development on
Old Coach Road is further removed to the west and on the other side of the Tansley
Brook valley to the south west.
3.34 The fields currently form a green buffer zone between the village, impending
development and the brook. This buffer was highlighted within the Inspectors appeal
decision and was considered to be of high significance in order to reduce any adverse
impact of the impending development upon the landscape, character and setting of
the village.
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3.35 The site is an area of low landscape sensitivity, the area is largely contained within the
valley of the brook and is quite inconspicuous within the wider landscape. The
Landscape Officer concludes that there is scope for development in the northern part
of the site. On the southern boundary development for housing will result in significant
adverse impact on local landscape character, settlement pattern and the historic
environment. Derbyshire Wildlife Trust have assessed the site as medium nature
conservation value. Development of the site would result in loss of meadows which
may be difficult to mitigate or compensate. However, the vegetation is not, Local
Wildlife Site quality so impacts should be viewed in a local context.
3.36 Development of the site may result in harmful impact on the significance of heritage
assets. The site is adjacent to the Lumsdale Conservation Area, with potential
impacts to its setting and amenity value. The Derbyshire County Archaeologist has
assessed the site to have a potential harmful adverse impact and concluded the site is
within an area of fossilised medieval strip fields, and therefore of high historic
landscape value, however this could be addressed through the planning application
process.
3.37 Access to the site is currently poor. The site does not front onto an adopted highway.
However given that the landowner is in control of the site and the neighbouring site
with extant permission, there would be no impediment to securing an access. The
Highways Authority have advised that the promoters of the site are to submit further
information regarding detailed design of how the site would link to the neighbouring
housing development for further consideration. The developers have sought recent
pre-application discussions with the District Council regarding development of the site
and how it may form links with the neighbouring site.
3.38 There are also other issues that would need to be addressed as part of any
development of the site including mitigating against potential noise from the nearby
industrial estate on Coach Road and the re-routing of electricity polylines that run
through the centre of the site.
3.39 The assessment concludes that 50% of the site is developable, taking into
consideration and reducing any adverse impacts upon the adjacent Lumsdale
Conservation Area; the local landscape character including the retention of a
substantial green buffer zone; and impacts upon settlement pattern to be minimised.
Appropriate screening and planting to the eastern and western boundaries to reduce
potential impact upon amenity. Therefore it is assumed that the site is developable
with a potential capacity of up to 15 dwellings, which will come forward within 6-10
years or sooner as part of a larger revised scheme to the neighbouring housing site to
the north.
4.

DERBYSHIRE DALES HOUSING LAND PROVISION 2013-2033

4.1

At the meeting of this Committee held on 18th and 20th January 2016, Members were
advised that in seeking to identify future sources of land for residential development, it
was clearly necessary to have regard to sites that were currently the subject of
undetermined applications for planning permission or applications that were at appeal
and pending a decision from the Secretary of State. The failure to have regard to such
sites would otherwise, underestimate the potential future supply. Accordingly, a
number of the sites proposed for provisional allocation at the meetings held on 18th
and 20th January fell within these categories.
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4.2

It is now possible to provide an update in respect of this position since a number of
matters have progressed since the January meetings. The affected sites are as
follows:
SHLAA 208 Land off Wheeldon Way, Hulland Ward

4.3

This site comprises a rectangular shaped parcel of sloping land, measuring approximately
2.1ha, made up of two fields of rough grassland. The site is bordered by native
hedgerows, with hedgerow trees both along its two sides that are adjacent to open land
and one side bordering property accessed off the main road through Hulland Ward village.
The remaining, south-eastern boundary of the site adjoins existing housing located along
Ashes Avenue, Eaton Close and two dwellings at the end of Wheeldon Way between
which is located a field gate entrance into the site. The two fields are divided by a hedge,
which is broken in part allowing access between them. The smaller field is located at the
higher, south-western end of the site, the larger north-eastern sections slope becomes
less steep before levelling out close to its hedgerow lined boundary, beyond which is a
small ditch. To the east of the lower end of the site is a playing field within which is a multiuse games area (MUGA) and a children’s play area. A public footpath passes along the
side of the playing field adjacent to the sites north-eastern corner.

4.4

At the meeting of this committee held on 18th January 2016, Members resolved to
provisionally allocate this site for development subject to the determination of an
outstanding appeal following the refusal of planning permission (14/00698/OUT). On
16th February 2016, the Inspector appointed by the Secretary of State issued a
decision notice which allowed the appeal and granted outline planning permission for
residential development of up to 48 dwellings. Accordingly, it is considered that this
site should now be confirmed as an allocation within the Local Plan.
SHLAA303

Land at Park Lane, Darley Dale

4.5

This site has an area of 0.74 ha and is located to the northern edge of the settlement
of Two Dales to the west of the junction of Park Lane, Hall Moor Road and Wheatley
Road. This is a greenfield site comprising grassland in open countryside with
prominent hedgerows and hedgerow trees to the site boundaries and a substantial
stone wall which provides a prominent feature in the street scene.

4.6

At the meeting of this committee held on 20th January 2016, Members resolved to
provisionally allocate this site for development subject to the determination of an
outstanding appeal following the refusal of planning permission (15/00034/OUT). On
9th February 2016, the Inspector appointed by the Secretary of State issued a decision
notice which dismissed the appeal. Accordingly, it is considered that this site should
now be removed from the provisional Local Plan allocations.
SHLAA 324 Land at 16 Thorncliffe Avenue, Northwood

4.7

This site has an area of 0.8ha and is situated close to the centre of Northwood on the
south western side of Thorncliffe Avenue. It is a greenfield site which comprises
extensive lawns and domestic planting associated with the curtilage of 16 Thorncliffe
Avenue. The site is characterised by dense garden planting, with trees, shrubs and
hedgerows.

4.8

At the meeting of the Committee held on 20th January, it was recommended that this
site
be
provisionally
allocated
for
11
dwellings.
However,
Thorncliffe Avenue is an unadopted highway and further evaluation of this site
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indicates that there is an impediment to the provision of a safe and secure access.
Accordingly, it is considered that this site should be removed from the schedule of
provisional allocations previously considered due to its constrained nature.
4.9

Having regard to the above, and subject to the considerations outlined in Section 3 of
this report, it is recommended that Draft Local Plan Policies S6 and HC2 be revised as
follows:
POLICY S6
Strategic Housing Development
The District Council will accommodate at least 6015 dwellings over the period
2013-2033.
In order to accommodate this requirement, sufficient land will be identified to
accommodate at least 2877 dwellings on new sites allocated in Policy HC2.

POLICY HC2
Housing Land Allocations
The following sites will be allocated for housing or mixed use development. The
District Council will work with developers and the local community to bring forward
sustainable developments in accordance with the other policies in the Local Plan.
Reference
HC2(a)
HC2(b)
HC2(c)
HC2(d)
HC2(e)
HC2(f)
HC2(g)
HC2(h)
HC2(i)
HC2(j)
HC2(k)
HC2(l)
HC2(m)
HC2(n)
HC2(o)
HC2(p)
HC2(q)
HC2(r)
HC2(s)
HC2(t)
HC2(u)
HC2(v)
HC2(w)
HC2(x)
HC2(y)
HC2(z)
HC2(aa)

Location
Land at Lathkill Drive, Ashbourne
Former Mirage Hotel, Derby Road, Ashbourne
Land at Ashbourne Airfield, Ashbourne *
Land off Cavendish Drive, Ashbourne
Land to North of A52, Brailford
Land to North of Main Road, Brailsford
Land off Luke Lane, Brailsford
Land at Luke Lane / Mercaston Lane, Brailsford
Land at Slinter Mining Ltd, Cromford Hill, Cromford
Land at Bridge Garage, Darley Bridge
Land off Old Hackney Lane, Darley Dale
Land off Old Hackney Lane, Darley Dale
Land to the Rear of former RBS premises, Darley Dale
Land off Normanhurst Park, Darley Dale
Land at Stancliffe Quarry, Darley Dale
Land at Cavendish Cottage, Doveridge
Land at Derby Road / Hall Drive, Doveridge
Land at Sand Lane, Doveridge
Land off Wheeldon Way, Hulland Ward
Land East of Ardennes, Hulland Ward
Land off A517 and Dog Lane, Hulland Ward
Land off Gritstone Road / Pinewood Road, Matlock
Land at Halldale Quarry / Matlock Spa Road, Matlock
Land at Old Hackney Lane, Matlock
Land to the North of Porter Lane / East of Main Street,
Middleton by Wirksworth
Land at Matlock Transport, Northwood Road,
Northwood
Land at Snitterton Fields, West of Cawdor Quarry,
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Site Area

No. of
Dwellings
35
20
1100
28
32
45
26
47
28
13
10
27
143
20
100
46
85
18
48
18
30
500
220
21
24
14
50

HC2(bb)
HC2(cc)
HC2(dd)
HC2(ee)
HC2(ff)

South Darley
Former Permanite works, West of Cawdor Quarry,
South Darley
Land at Thatchers Croft, Tansley
Land at Tansley House Gardens, Tansley
Land off Middleton Road / Cromford Road, Wirksworth
Land at Middle Peak Quarry, Wirksworth

18
15
126
220

TOTAL PROVISION ON ALLOCATED SITES

3177

50

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

5.

DERBYSHIRE DALES HOUSING PROVISION TARGET 2013-2033

5.1

At the meeting of this Committee held on 12th January 2016, Members resolved that
the Objectively Assessed Need for Housing in the Derbyshire Dales for the period
2013-2033 should be set at 6,440 dwellings and that the provisional housing target for
new residential development for the Derbyshire Dales Local Plan be set at 5,850
dwellings.

5.2

Subject to Members endorsing the proposed site revisions outlined above, the revised
housing land supply position in the Derbyshire Dales for the period 2013-2033 is
outlined in table 3 below:
OAN 2013-2033

6440

Completions 2013-2015 DDDC

218

Completions 2013-2015 PDNPA

22

Total Completions 2013 - 2015

240

Commitments (at 1st January 2016)

Net Sites Sizes 0-9 Not Started

200

Net Sites Sizes 0-9 Under Construction

62

Net Site Sizes 10 + Not Started

1291

Net Site Sizes 10 + Under Construction

187

Total Commitments

1740

Total commitments less 10% discount for non-implementation of sites not
commenced
Total Net Commitments

149
1591

Supply (at 1st January 2016)
PDNPA Estimates 2015-2033

378

Windfall Allowance 2013-2033 Site Sizes 0-9

620
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Minus Windfalls 0-9 Dwellings Completed 2013-2015

-

Minus Commitments on Sites Net Size 0-9 Dwellings

75

-

262

Total Net Supply

661

PLUS
Existing Sites with Resolution to Grant Planning Permission

646

SHLAA Sites 10+ (Potential Allocations)

2877*

*Development at Ashbourne Airfield will extend beyond 2033. Assumed completion
of circa 800 dwellings 2017-2033 (Total allocated 3177dwellings minus 300 = 2877)

Total Housing Supply (2013 – 2033)

6015

Table 3 – Derbyshire Dales Housing Land Supply 2013-2033

5.3

The revised distribution of development having regard to current commitments /
proposed allocations upto 2033 is outlined in Table 4 below:
Settlement
Alkmonton
Ashbourne
Atlow
Biggin
Bonsall
Boylestone
Bradbourne
Bradley
Brailsford
Brassington
Callow
Carsington
Clifton
Cromford
Cubley
Darley Bridge
Darley Dale
Doveridge
Ednaston
Hognaston
Hopton
Hulland Ward
Kirk Ireton
Longford
Marston
Montgomery
Matlock
Matlock Bath
Middleton by
Wirksworth
Norbury
Northwood
Osmaston

Existing
Commitments

Potential Allocations
2013-2033

Resolution to
Grant

Overall
Increase

1
504
1
1
2
2
1
1
59
5
1
1
3
3
4
2
108
8
3
2
1
7
3
3

0
883
0
0
0
0
0
0
150
0
0
0
0
28
0
13
321
149
0
0
0
96
0
0

0
482
0
0
0
0
0
0
13
0
0
0
0
0
0
0
0
70
0
0
0
0
0
0

1
1869
1
1
2
2
1
1
222
5
1
1
3
31
4
15
429
227
3
2
1
103
3
3

0
820
0

0
20
0

1
1687
2

24
0
14
0

0
0
0
0

76
1
14
1

1
847
2
52
1
0
1
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Settlement
Rodsley
Rowsley
Snelston
Tansley
Wirksworth
Yeavely
Yeldersley
Other Locations
Total

Existing
Commitments

Potential Allocations
2013-2033

Resolution to
Grant

Overall
Increase

2
2
1
36
58
2
6
3
1740

0
0
0
33
346
0
0
0
2877

0
0
0
0
61
0
0
0
646

2
2
1
69
465
2
6
3
5263

Table 4 – Distribution of Current Commitments / Proposed Allocations 2013-2033

6.

Gypsy and Traveller Accommodation

6.1

At the meeting of this Committee held on 12th January 2016, Members were informed
of the requirement to provide for the accommodation needs of Gypsies and Travellers
in accordance with the National Planning Policy Framework and the Planning Policy
for Traveller Sites. In this regard, the Gypsy and Traveller Accommodation
Assessment for Derbyshire and East Staffordshire (2014) indicates that over the next
five years provision should be made within the Derbyshire Dales for 6 pitches and in
the future 1 additional pitch every five years for the next fifteen years, equating to a
total requirement of 9 pitches to be found over the next 20 years.

6.2

As part of the call for sites exercise, 4 sites have been submitted for consideration as
potential allocations for Gypsy and Travellers (SHLAA169, SHLAA275, SHLAA301,
SHLAA385). These sites have been assessed and are reported in Appendices 1 and
2. However, none of the sites are considered to be suitable for allocation for the
reasons stated in the SHLAA report.

6.3

In June 2015, the District Council in its capacity as Local Planning Authority, granted
planning permission for the change of use of land to a traveller site with 4 no. family
pitches on land at Watery Lane, Ashbourne (Application 15/00181/FUL). This site is in
the ownership of Derbyshire County Council who have recently confirmed that they
are agreeable to the site being identified within the Derbyshire Dales Local Plan for
allocation. Accordingly, it is recommended that Draft Local Plan Policy HC6 be
amended as follows:
POLICY HC6
Gypsy and Traveller Provision
The District Council will safeguard land at Watery Lane, Ashbourne as identified on
the Local Plan proposals map for Gypsies and Travellers provided there remains a
need for these uses within the local plan area.
A locally set target of 9 additional pitches is identified to meet Gypsy and Traveller
residential needs from 2014 to 2034.
The Council will seek to maintain a five year supply of specific deliverable sites for
Gypsies and Travellers throughout the lifetime of the Local Plan by adopting the
following sequential approach to the identification of sites:
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a) First preference will be to include additional pitches /plots within the
boundaries of existing suitable sites.
b) Second preference will be to extend existing suitable sites.
c) Only where a sufficient supply of additional pitches or plots cannot be achieved
through sustainable development at the above locations should new sites be
identified.
If the need cannot be met at any existing suitable site the following location criteria
will apply:
a) The proposal will not have a significant detrimental impact on neighbouring
residential amenity or other land uses;
b) The site has safe and satisfactory vehicular and pedestrian access to the
surrounding principal highway network and would not result in a level of traffic
generation which is inappropriate for roads in the area;
c) The site is situated in a suitable location in terms of local amenities and
services including schools, shops, health services, and employment
opportunities;
d) The site is capable of providing adequate on-site services for water supply,
mains electricity, waste disposal and foul and surface water drainage;
e) The site will enable vehicle movements, parking and servicing to take place,
having regard to the number of pitches/plots and their requirements as well as
enabling access for service and emergency vehicles;
f) The site is not situated within an area of unacceptable flood risk;
g) The development will not have an adverse impact upon the character or
appearance of the local area, the landscape or sites/areas of nature
conservation value or heritage assets;
h) The site is capable of providing adequate levels of privacy and residential
amenity for site occupiers.

7.

Employment Land Allocations and Existing Employment Sites

7.1

At the meeting of this Committee held on 11th February 2016, Members approved
Draft Local Plan Policy S7 which committed to the provision of at least 15 hectares
(gross) of employment land over the period 2013-2033.

7.2

In order to secure this provision, a new policy for Employment Land Allocations is
proposed below for inclusion within the Draft Derbyshire Dales Local Plan.
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POLICY EC1a
Employment Land Allocations
The following sites as identified on the Local Plan Proposals Map will be allocated
for employment development (Use Class B1a, B1b, B1c, B2 and B8).
Reference

7.3

Location

Employment
Area (gross)
8ha

Uses

EC x(a)

Land at Ashbourne Airfield, Ashbourne (Phase 1)

ECx (b)

Land at Cawdor Quarry, Matlock

1ha

ECx (c)

Land at Halldale Quarry, Matlock

2ha

ECx (d)

2ha

ECx (e)

Land off Middleton Road / Cromford Road,
Wirksworth
Land at Porter Lane / Cromford Road, Wirksworth

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

1ha

B1c

ECx (f)

Land at Ashbourne Airfield, Ashbourne (Phase 2)

6-8ha

B1a, B1b,
B1c. B2, B8

In addition to the provision of new employment land, the Assessment of Housing and
Economic Development Needs (2015) identified the importance of safeguarding
existing employment sites in order to maintain the widest possible range of jobs and
employment premises throughout the plan area. It is therefore, considered necessary
to introduce a new policy which seeks to retain existing employment sites in
employment use. A new policy for the retention of key employment sites is proposed
below for inclusion within the Draft Derbyshire Dales Local Plan.
POLICY EC2a
Retention of Key Employment Sites
The key employment sites listed below and identified on the Local Plan Proposals
Map, will be retained for B Class Employment Uses. Redevelopment for nonemployment uses on these sites will only be permitted in accordance with Local
Plan Policy EC2.
Site
ECx(a)
ECx (b)
ECx (c)
ECx (d)
ECx (e)
ECx (f)
ECx(g)
ECx (h)
ECx (i)
ECx (j)
ECx (k)
ECx (l)
ECx(m)

Location
Ashbourne Airfield Industrial Estate, Ashbourne
Henmore Trading Estate, Ashbourne
Molyneux Business Park, Darley Dale
Land at Porter Lane East, Cromford
Dimple Road Business Park, Matlock
Brookfield Industrial Estate, Tansley
Lime Tree Business Park, Matlock
Scholes Mill, Tansley
Unity Garage, Dale Road, Darley Dale
Kingsfield Industrial Estate, Wirksworth
Land at Main street, Middleton by Wirksworth
Ravenstor Industrial Estate, Wirksworth
Rowsley Industrial Estate, Station Close, Rowsley
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8.

Strategic Development Site Policies

8.1

At the meeting of this Committee held on 18th and 20th January 2016, Members
resolved to allocate a number of sites for housing development which are strategic in
nature and require detailed consideration of the complex planning issues related to
each site. These may include environmental, design, heritage, transport or other
matters that warrant specific, detailed attention.

8.2

In order to ensure that the best possible development is delivered on each site,
bespoke policies are proposed for those sites which seek to provide in excess of 100
dwellings in order to identify the specific requirements for planning applications. Each
strategic Development site policy should be read in conjunction with relevant policies
contained elsewhere in the Local Plan in order to avoid duplication.

8.3

Strategic Development Policies are attached at Appendix 5 for consideration.

9.

RISK ASSESSMENT

9.1

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 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.
Deliberations by the Local Plan Advisory Committee are ‘without prejudice’ to the
formal determination of any pending or future application for planning permission by
the Local Planning Authority or to an appeal pending decision by the Planning
Inspectorate.

9.2

Financial
The cost of preparing the Derbyshire Dales Local Plan, including any consultation is
contained within the District Council’s budget. The financial risk is, therefore,
assessed as low.

9.3

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 are prepared. Failure to do so will undermine the ability of the
District Council to achieve its key aims and objectives. In light of the Inspector’s
Report the Corporate Risk associated with the preparation of the Local Plan has been
reviewed and identified as Medium Risk.
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10.

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.
CONTACT INFORMATION
Paul Wilson, Corporate Director
Tel: 01629 761325
E-mail: paul.wilson@derbyshiredales.gov.uk
Esther Lindley, Senior Planning Policy Officer
Tel: 01629 761241
E-mail: esther.lindley@derbyshiredales.gov.uk

11.

BACKGROUND PAPERS
Description
Reports to Local Plan Advisory Committee

Individual Responses to Key Issues
Consultation
Reports to Local Plan Advisory Committee
Report to Council
National Planning Policy Framework
12.

Date
12th January 2016
18th January 2016
20th January 2016
11th February 2016
November/December
2015
8th July 2015
21st September 2015
12th October 2015
March 2012

File
G/5/P1

G/5/P1
G/5/P1
G/5/P1
G/5/P1

ATTACHMENTS
Appendix 1 :
Appendix 2:
Appendix 3:
Appendix 4:
Appendix 5 :

Stage A Site Assessment Schedule
Stage B Assessment Schedule
Maps of Stage A and Stage B Sites
Maps of Provisional Housing and Employment Allocation Sites
Strategic Development Site Policies
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Appendix B
Traffic Flow Summary Diagrams (Survey and Forecast Traffic Flows)
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Figure 3: AM Peak Hour Traffic Flows (PCUs) - Matlock (Local Plan Development Trips)
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Figure 4: PM Peak Hour Traffic Flows (PCUs) - Matlock (Local Plan Development Trips)
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Figure 5: AM Peak Hour Traffic Flows (PCUs) - Matlock (Design Traffic)
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Figure 6: PM Peak Hour Traffic Flows (PCUs) - Matlock (Design Traffic)
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Figure 7: AM Peak Hour Traffic Flows (PCUs) - Ashbourne (Survey)
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Figure 8: PM Peak Hour Traffic Flows (PCUs) - Ashbourne (Survey)
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Figure 9: AM Peak Hour Traffic Flows (PCUs) - Ashbourne (Local Plan Development Trips)
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Figure 10: PM Peak Hour Traffic Flows (PCUs) - Ashbourne (Local Plan Development Trips)
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Figure 11: AM Peak Hour Traffic Flows (PCUs) - Ashbourne (Design Traffic)
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Figure 12: PM Peak Hour Traffic Flows (PCUs) - Ashbourne (Design Traffic)
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Figure 13: AM Peak Hour Traffic Flows (PCUs) - Wirksworth (Survey)
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Figure 14: PM Peak Hour Traffic Flows (PCUs) - Wirksworth (Survey)
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Figure 15: AM Peak Hour Traffic Flows (PCUs) - Wirksworth (Local Plan Development Trips)
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Figure 15: PM Peak Hour Traffic Flows (PCUs) - Wirksworth (Local Plan Development Trips)
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Figure 16: AM Peak Hour Traffic Flows (PCUs) - Wirksworth (Design Traffic)
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Figure 16: PM Peak Hour Traffic Flows (PCUs) - Wirksworth (Design Traffic)
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Item No. 5

LOCAL PLAN ADVISORY COMMITTEE
11TH JULY 2016
Report of the Corporate Director

DERBYSHIRE DALES LOCAL PLAN – EVIDENCE BASE UPDATE
PURPOSE OF REPORT
The purpose of this report is to advise Members of the latest position with regards to the
evidence base on Strategic Flood risk, Infrastructure and Viability, as well considerations in
relation to the proposal advocated for a Garden Village and Gypsies and Travellers.
The report recommends that this updated evidence be taken into account in taking the
Derbyshire Dales Local Plan forward.
RECOMMENDATION
1. That Committee note the contents of the report, and that they are taken into account
in taking the Derbyshire Dales Local Plan forward.
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 meetings of this Committee held on 21st September 2015
and 28th September 2015 considering reports which set out details of the evidence
base that had been prepared at that time to inform the preparation of the Derbyshire
Dales Local Plan. This consisted of the Assessment of Housing and Economic
Development Needs, Strategic Landscape Sensitivity, Gypsy and Traveller
Accommodation Assessment, Settlement Hierarchy and Infrastructure and Viability.

1.2

The conclusions reached in each of these reports have been utilised in the
preparation of the Derbyshire Dales Draft Local Plan. Whilst these reports have had
been influential in determining the extent of the policies and proposals contained
within the Derbyshire Dales Draft Local Plan, to ensure that the plan is capable of
being “sound” at any future Examination in Public, it has been necessary to prepare
additional evidence to ensure that the policies and proposals included within the
Derbyshire Dales Local Plan are based upon robust and up to date evidence. This
report therefore sets out details of the evidence base as it relates to the following:
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 Strategic Flood Risk
 Infrastructure & Plan Viability
1.3

2

This report also seeks to provide Members with information to assist them take
forward the Derbyshire Dales Local Plan in respect of the following:


Garden Village Proposals



Gypsy & Travellers
EVIDENCE BASE UPDATE REPORT

Strategic Flood Risk Assessment
2.1

The National Planning Policy Framework (NPPF) in Paragraph 100 sets out that
Local Plans should be supported by a Strategic Flood Risk Assessment and develop
policies to manage flood risk from all sources, taking account of advice from the
Environment Agency and other relevant flood risk management bodies, such as lead
local flood authorities and internal drainage boards. It goes on that Local Plans
should apply a sequential, risk-based approach to the location of development to
avoid where possible flood risk to people and property and manage any residual risk,
taking account of the impacts of climate change, by:






applying the Sequential Test;
if necessary, applying the Exception Test;
safeguarding land from development that is required for current and future flood
management;
using opportunities offered by new development to reduce the causes and
impacts of flooding; and
where climate change is expected to increase flood risk so that some existing
development may not be sustainable in the long-term, seeking opportunities to
facilitate the relocation of development, including housing, to more sustainable
locations.

2.2

In 2009 a Level 1 Strategic Flood Risk Assessment (SFRA) for Derbyshire Dales was
undertaken by Halcrow, which sought to identify those areas which could be
considered to be at risk from flooding from all potential sources including fluvial and
groundwater flooding. During the preparation of the withdrawn Derbyshire Dales Local
Plan the Environment Agency indicated that the SFRA prepared in 2009 was out of
date and did not reflect up to date data that was available in respect of flood risk.

2.3

To minimise the risk that the Environment Agency would object to the contents of the
emerging Derbyshire Dales Local Plan on the basis that the polices and proposals
included within the plan did not reflect up to date evidence in the form of an SFRA in
February 2016 JBA Consulting Ltd were appointed by the District Council to undertake
a Level 1 SFRA covering the whole of the District Council’s jurisdiction.

2.4

This work has now been completed1. The objective of the SFRA being to take into
account the most recent policy and legislation in the National Planning Policy
Framework:

1

http://www.derbyshiredales.gov.uk/images/documents/L/Local%20Plan%20evidence%20base%20docs%20July%202016/2016s3951__Derbyshire_Dales_District_-_Final_Level_1_SFRA_v2.0.pdf
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To provide an update, taking into account the latest available flood risk
information.



To investigate and identify the extent and severity of flood risk from all sources
presently and in the future within the local planning authority area of Derbyshire
Dales District Council.



To provide a comprehensive set of maps presenting flood risk from all sources
that can be used as part of the evidence base for the local plan.



To identify any critical flood modelling and data gaps.



To engage with all relevant stakeholders.



To include explicit guidelines on how to use the SFRA and ensure it is
maintained as a ‘live document’.

2.5

The updated SFRA has considered all sources of flooding including fluvial, surface
water, groundwater, sewers and reservoirs within the study area. Flooding records
show the principal risk is from fluvial flood risk. Additionally, surface water,
groundwater and sewer flooding are well recorded throughout the study area.
Potential flood risk from canals and reservoir inundation has also been assessed. It
concludes that flood history shows that Derbyshire Dales has been subject to flooding
from several sources of flood risk. Flooding records show the principal risk is from
fluvial flood risk, although additionally, surface water and sewer flooding feature
throughout the study area.

2.6

The SFRA provides guidance for the application of the Sequential and Exception
Tests for both the Local Plan and for detailed, site-specific Flood Risk Assessments,
along with defining the sequential approach to development and flood risk.

2.7

It advises that when necessary, development and redevelopment should require a
Flood Risk Assessment (FRA) appropriate to the scale of the development and to the
scope agreed with the Lead Local Flood Authority (LLFA). FRAs must be produced to
the current national and local standards and include information on all current and
future flood risk. These documents should utilise the Surface Water Management Plan
(SWMP), Preliminary Flood Risk Assessment (PFRA), Flood Risk Management Plan
(FRMP) and SFRA for the Derbyshire Dales District as sources of information. FRAs
should consider flood risk from all sources including residual risk, along with promotion
of SuDS to create a conceptual drainage strategy and safe access/egress at the
development in the event of a flood. Latest climate change guidance (published in
February 2016) should also be taken into account, for the lifetime of developments.

2.8

It also provides guidance on Sustainable Drainage Systems and seeks to encourage
on-site attenuation of water wherever feasible. Finally it includes up to date flood risk
mapping, which identifies the extent to which areas of the District are at risk from
flooding.

2.9

In order to satisfy the requirements of Paragraph 100 in NPPF two of the sites
allocated (HC2(j) Land at Bridge Garage, Darley Bridge and HC2(m) Land to the rear
of former RBS premises, Darley Dale) within the Derbyshire Dales Draft Local Plan
where parts of the allocation are located within Flood Zone 3 have been subject to the
Sequential Test. The aim of the Sequential Test is to steer new development to areas
with the lowest probability of flooding. The NPPF advises that development should not
be allocated or permitted if there are reasonably available sites appropriate for the
proposed development in areas with a lower probability of flooding. This work has
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concluded that that site HC2(m) passes the Sequential Test, whilst site HC2(j) has
fails it.
2.10 Paragraph 102 of the NPPF requires that where the Sequential Test cannot be met
then an Exception Test has to be met. It advises that for the Exception Test to be
passed both of the following requirements must be met:



it must be demonstrated that the development provides wider sustainability
benefits to the community that outweigh flood risk, informed by a Strategic
Flood Risk Assessment where one has been prepared; and
a site-specific flood risk assessment must demonstrate that the development
will be safe for its lifetime taking account of the vulnerability of its users, without
increasing flood risk elsewhere, and, where possible, will reduce flood risk
overall.

2.11 There is clearly a sustainability benefit to bringing forward site HC2(j) as it contributes
towards meeting the District Council’s housing needs in a sustainable location.
However to date no site specific flood risk assessment has been provided by the
landowner of the site to demonstrate that development on the site will be safe for its
lifetime, and does not increase flood risk elsewhere. As such further consideration is
necessary as to whether this allocation within the Derbyshire Dales Draft Local Plan is
continued.
Infrastructure and Viability
2.12 Members will recall that at a meeting of this Committee held on 28th September 2015
giving consideration to report on the work that had been undertaken by consultants to
support the preparation of a revised Derbyshire Dales Local Plan in respect of the
Infrastructure Needs and Plan Viability and the Community Infrastructure Levy (CIL).
The report advised Members that in order to progress with the preparation of the
Derbyshire Dales Local Plan, it was necessary to undertake an assessment of existing
infrastructure in order to identify gaps in existing provision across the plan area, and to
identify the infrastructure requirements necessary to support the sustainable growth of
the plan area, giving careful attention to viability and costs in plan-making and
decision-taking.
2.13 The report concluded at that time there would not appear to be any issues in terms of
infrastructure requirements that would have a detrimental impact upon growth across
the plan area. Furthermore the report concluded that in terms of viability, because of
the nature of the housing market in Derbyshire Dales it was unlikely that there should
be any undue concerns about the viability and deliverability of sites over the plan
period. (Minute 167/15)
2.14 To ensure that the policies and proposals within the Derbyshire Dales Draft Local Plan
remain capable of being delivered over the plan period consultants were appointed to
undertake an update on viability and infrastructure needs.
2.15 At the time of writing this report work is on-going in respect of the viability assessment
of the policies and proposals in the Derbyshire Dales Local Plan. As such an update
on viability will be presented to Council on 27th July 2016.
2.15 In terms of infrastructure needs the consultant’s report2 considers three broad areas;
2

http://www.derbyshiredales.gov.uk/images/documents/I/Derbyshire_Dales_2016_Update_Report_with_Appendix_Final.pdf
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Transport



Utilities and Environment



Community Services

2.16 In terms of transport it highlights the impact that road noise from the surface of the
A50(T) could have an adverse impact upon new development in Doveridge unless
appropriate mitigation measures are put in place. It acknowledges the conclusions of
the Transport Evidence Base which are considered as a separate item on the agenda
of this meeting, and that Derbyshire County Council are currently preparing a bid to
the Larger Major Transport Scheme Fund to explore options for an Ashbourne
Bypass.
2.17 In terms of rail services it identifies that a passing loop on the Derwent Valley
Community Railway potentially between Cromford and Whatstandwell could enable
the operation of half-hourly services in the future, but to deliver this would be reliant
essentially upon funding, other than from Network Rail.
2.18 In relation to other transport related issues it identifies that development proposals
have the opportunity to fund enhancements to bus services to serve individual sites,
there is generally sufficient car parking spaces across the town centres to
accommodate day to day needs but there are occasions where car park capacity is
reached. Any improvement to the car park management regime it considers could be
funded through the LTP and/or developer contributions. The report also notes the
benefits that could be achieved by the White Peak Loop along the Matlock-Bakewell
corridor.
2.19 The impact of the policies and proposals in the Derbyshire Dales Draft Local Plan on
the Utilities has been reviewed, and is based upon consultation with Western Power
Distribution, National Grid and Severn Trent Water. As a result no strategic (or local)
infrastructure improvements have been identified as being required at this stage for
either the gas or electricity networks. The National Grid confirmed that there are no
anticipated capacity issues with either the gas or electricity distribution networks in the
plan area.
2.20 Severn Trent have advised that there are some localised capacity issues associated
with the drainage network in the vicinity of some of the sites included within the
Derbyshire Dales Draft Local Plan – they do not consider these to be significant
constraints as any upgrades to the network in the vicinity of these sites are likely to be
achieved and would be funded by the developers.
Ashbourne Water Treatment
Works will need to be upgraded to respond to the cumulative impact of both existing
and future demand. Severn Trent Water are currently planning for the works to be
expanded in a number of phases. There is room on and adjacent to the existing site
for expansion subject to planning and the agreement of the Environment Agency. At
other sites the report indicates that there is no clear mitigation scheme and this will
need to be addressed taking into account the nature and timing of each site as they
are brought forward.
2.21 Although telecommunication networks are not considered to be a key driver of, or
barrier to, new residential development, the report acknowledges that from 31
December 2016 a number of EU directives relating to telecommunications will apply,
including one that ensures that "member states will be required to ensure that newly
constructed buildings and properties subject to major renovation works are equipped
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with a high-speed-ready in-building physical infrastructure, up to the network
termination points". These will have to be taken into account in taking the Derbyshire
Dales Local Plan forward.
2.22 In terms of Education the report sets out that Derbyshire County Council as Education
Authority have a well-established and on-going approach to the assessment of
education needs across the plan area. It sets out that Derbyshire County will continue
to seek financial contributions from developers to enable the provision of primary and
secondary school places.
2.23 Derbyshire County Council in their response to the consultation on the Derbyshire
Dales Draft Local Plan set out the following detailed comments in respect of education
requirements:
“In Ashbourne, housing development within the normal area of Hill Top Infant and
Nursery School and Parkside Community Junior School will probably trigger the
need to provide additional places at both schools, secured either via Section 106
planning obligations or CIL. DCC has already responded to planning applications
for residential development at a number of the proposed site allocations requesting
contributions towards the provision of primary school places at these schools.
In Doveridge, it is likely that current planning applications will utilise the available
surplus and projected surplus capacity at the primary school. In future, any further
residential development will likely result in a requirement for the provision of
additional primary school places, to be funded by developers.
In Hulland Ward, any further development will result in a requirement for additional
primary school places at Hulland Primary School.
In Brailsford, construction of a new primary school will provide accommodation for
new primary school pupils from development already benefitting from planning
permission. Any further development in this area may result in a need for
additional places at Brailsford Primary School or contributions towards additional
provision at the new school site.
QEGS is projected to have a small amount of surplus capacity and could
accommodate some additional secondary pupils from a small level of housing
development. However, significant housing growth within the normal area of QEGS
would see the small amount of projected surplus capacity taken up. There would
be a need for developer contributions (secured either via Section 106 planning
obligations or CIL) to provide additional secondary places in order to mitigate the
cumulative impact of housing development in the QEGS normal area.
The primary schools serving the Darley Dale planning area are all at capacity or
over-subscribed currently, and projections are showing rising pupil numbers for all
but one primary school in this area. Therefore, any residential development in this
area will result in a need for the provision of additional primary places, to be
funded either via Section 106 planning obligations or CIL.
In Matlock, further housing development would result in the need for provision of
additional primary school places at All Saints Infant School, All Saints Junior
School and Castle View Primary School. However, the site of All Saints Infant
School is limited in its potential for expansion. Therefore, there may be a
requirement for an alternative site for the provision of either an infant school or
primary school for Matlock.
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In Tansley, housing development would result in the need for provision of
additional primary school places which could be delivered subject to funding from
developers via Section 106 planning obligations or CIL.
Highfields School is the normal area school for secondary provision in Matlock,
Darley Dale and Tansley and is projected to have sufficient surplus capacity to
accommodate additional secondary pupils from future housing development in
these areas.
In Wirksworth, additional primary school places would be required to
accommodate additional pupils from housing development. However, neither infant
school site can be expanded, although there is some space at the junior school. It
is not clear how additional infant places could be provided. DCC would look to
negotiate a site for a primary school in the Wirksworth area.
In Middleton, housing development would result in the need for provision of
additional primary school places at Middleton Community Primary School which
could be delivered, subject to funding from developers via Section 106 planning
obligations or CIL.
Anthony Gell School is the designated normal area school for secondary provision
and is projected to have sufficient surplus capacity to accommodate additional
secondary pupils from future housing development in its normal area.

2.24 In respect of healthcare the report advises that the need for additional health facilities
will depend on the amount and type of housing being developed, and whether there
will be significant elderly or young populations. This will determine the required makeup of the clinical workforce and may, for example, highlight the need for practice
nurse, dental, ophthalmic and pharmacy support. It advises that all the Clinical
Commissioning Groups (CCG) that cover Derbyshire Dales are in the process of
producing Strategic Estate Strategies which are due to be published in Summer 2016,
and will set out the need for future facilities. However it notes that without large
developments triggering capital works (e.g. new health centres) any enhanced
services are likely to rely on ‘revenue’ funding (e.g. to cover additional staff or rental
costs), which developer contributions are unlikely to be able to provide for.
2.25 Whilst the report sets out an overview of the position with regards to the need for
healthcare provision in the future, direct discussions have been held with
representatives of all three CCGs that cover the plan area. As part of these
discussions the CCGs have been asked three specific questions :
1.
2.
3.

Is existing health care provision adequate to serve the existing and future
needs of the area ?
Is there an need to improve health care provision in the Derbyshire Dales ?
If there is a need to improve health care provision, what assistance is required
from the Local Planning Authority.?

2.26 Each of the CCG's have been provided with details of the scale and location of
proposed residential developments and they have predicted the impact upon existing
facilities. However, each of them has informed me that it is no longer policy and
practice to simply build more GP surgeries or employ more GP's. The approach that is
being taken to deal with increasing demands is far broader and includes the following:
a)

Utilisation of technology to facilitate GP service transformation as a means of
improving capacity in the health care system as opposed to increasing the
number of GP services.
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b)
c)
d)

Initiatives in the community which avoid the need for people to call on GP
services are increasingly seen as a more effective means of improving the
health and well- being of people.
Encouraging GP practices to work more collaboratively with each other in order
to improve overall capacity within the health care system.
There is a move nationally and regionally to encourage GP practices to operate
more flexibly by extending opening hours and moving to 7 day working.

2.27 As a result of these discussion the position in regard to health care facilities across the
Derbyshire Dales is as follows:


NHS Southern Derbyshire Clinical Commissioning Group - At the present time,
taking into account the scale of development proposed in the emerging
Derbyshire Dales Local Plan, the CCG does not envisage the need to invest in
any new build GP practices and that the four practices that currently serve the
Southern Derbyshire Dales are adequate to meet future needs. However, there
may be a need to improve capacity at the existing practice serving Hulland
Ward and assistance has been provided District Council in this regard through
s.106 contributions from permitted developments.



North Derbyshire Clinical Commissioning Group - At the present time, all 3
General Practice surgeries that serve the northern Derbyshire Dales are
beyond their optimum patient levels. As a consequence of the scale of new
residential development proposed in the emerging Derbyshire Dales Local
Plan, there is likely to be a need to consider the existing arrangements in
further detail. However, the solution to this lies with the existing GP practices
who need to work collaboratively together. The District Council has requested
the CCG to provide details of their requirements and we will use the planning
process to secure resources to assist.



East Staffordshire Clinical Commissioning Group - In response to development
pressures in East Staffordshire, there is a need to increase capacity for health
care provision across the CCG area. Proposed developments envisaged in
Doveridge will place increased pressure on the existing Dove River Practice
(Sudbury) and options for the potential expansion and/or relocation of the Dove
River (Sudbury) Practice need to be explored with the Practice Partners in
order to accommodate an expected increase in patient numbers over the plan
period. Again, the District Council has offered to use the planning process to
secure resources to assist.

2.28

The three main emergency services, Police, Fire and Rescue and Ambulance, are
responsive organisations with a duty to serve the population within their area, and so
the deployment of resources is based on response times to serve this population.
These services are not considered to be a significant driver or barrier to growth, as
they will deploy resources to serve the scale and location of new development.

2.29

The provision of community facilities such as libraries and sports facilities is
changing and likely to remain under pressure with future funding settlements for the
District Council. Although not a significant influence on growth, such facilities are
essential to enhance the quality of life for new residents and the existing population,
but funding will be needed outside the Local Plan process. The report notes that the
District Council is in the process of appointing consultants to undertake a study of
Built Sports Facilities, Playing Pitch and Open Spaces – the outcome of which will
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need to be taken forward into the Derbyshire Dales Local Plan prior to submission to
the Secretary of State.
2.30

Notwithstanding the traffic and transport issues considered elsewhere on the agenda
of this meeting, taking all the above factors into account it is considered that there
still remains no significant barriers from an infrastructure perspective that could be
considered to be an impediment to the delivery of the Derbyshire Dales Local Plan
over the plan period.
Other Matters – Proposed Garden Village

2.30 As Members will be aware the District Council has received a suggestion from Darley
Dale Town Council (and now supported by Matlock Town Council) for the allocation of
land for a new village within the proposals in the Derbyshire Dales Local Plan.
2.31 The emphasis in the NPPF is that Local Plans should only include proposals if they
have a reasonable prospect of being implemented over the plan period. Whilst there
are potential advantages of such a proposal, given the advice in the NPPF proposals
that are not likely to be brought forward and implemented over the plan period should
not therefore be included within the plan. As such it is necessary to consider the
likelihood of a proposal for a Garden Village being brought forward and implemented
over the plan period.
2.32 The Corporate Director and Policy Manager have met with representatives of Darley
Dale Town Council to discuss their proposals for a Garden Village. As a result of this
meeting the Corporate Director and Policy Manger contacted a developer at the
suggestion of Darley Dale Town Council to seek their views about the extent to which
there was likely to be market demand for such a proposal. The advice being given is
that there is unlikely to be market demand for such a proposition.
2.33 Although a number of possible locations and sites were suggested by Darley Dale
Town Council none of the sites or locations identified were either available or of
sufficient size to enable such a proposition to come forward through the Local Plan
process. Nor as Members will be aware have any sites of a sufficient size come
forward through the call for sites process which could be justified as being suitable as
an allocation as a stand-alone new village proposal in the Local Plan.
2.34 In the absence of any available sites from willing landowners it would be wholly
inappropriate to allocate land for such a provision within the Derbyshire Dales Local
Plan as it could potentially jeopardise the soundness of the whole Local Plan.
2.35 It was suggested by Darley Dale Town Council that the preparation of the Derbyshire
Dales Local Plan should be paused in order to give further consideration to this
proposal. Advice sought from the Department for Communities and Local Government
is that in terms of preparing the Derbyshire Dales Local Plan this should not be unduly
delayed in order to give any significant additional consideration to the suitability of a
including a site(s) for a new village proposal within the Derbyshire Dales Local Plan. A
copy of the response from the Department for Communities and Local Government is
set out in Appendix 1 to this report.
2.36 In such circumstances it is considered that it is not necessary to consider this matter
further as part of the preparation of the Derbyshire Dales Local Plan.
Other Matters – Gypsies and Travellers
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2.37

As Members will be aware the Gypsy and Traveller Accommodation Assessment
indicated that 9 pitches were required to meet the needs of the Gypsy and Traveller
Community in Derbyshire Dales over the plan period, and that Policy HC6 set out
proposals to allocate land at Watery Lane, Ashbourne as a site for Gypsies and
Travellers provided that a need remains for such uses within the plan area.

2.38

A number of representation were received during the consultation on the Derbyshire
Dales Draft Local Plan which suggested that Policy HC6 did not satisfy the
requirements of the Government’s Planning Policy for Travellers Sites.

2.39

A review of the requirements set out in the Government’s Planning Policy for
Travellers Sites has been undertaken, and an assessment undertaken as to the
extent to which the policy in the Derbyshire Dales Draft Local Plan complies with
national policy.

2.40

This indicates that an assessment should be undertaken to determine the extent to
which there is a need for sites to meet the needs of the Gypsy and Traveller
Community and in producing Local Plans:
a) identify and update annually, a supply of specific deliverable sites sufficient to
provide 5 years’ worth of sites against their locally set targets
b) identify a supply of specific, developable sites, or broad locations for growth, for
years 6 to 10 and, where possible, for years 11-15

2.41

The GTAA breaks the requirement down of 9 pitches for Derbyshire Dales such that 6
pitches are required to be provided within the first five years and the 1 pitch every five
years thereafter.

2.42

Consequently in order to comply with the requirements of the Planning Policy for
Travellers Sites the Derbyshire Dales Local Plan should as a minimum make provision
for 6 pitches over the first five years of the plan period as well as identify the approach
to addressing the needs beyond the first five years of the plan.

2.43

It is therefore considered that in taking the Derbyshire Dales Local Plan forward
revisions to Policy HC6 should be made to ensure compliance with the Planning
Policy for Travellers Sites.

3

RISK ASSESSMENT

3.1

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 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. The legal risk is therefore low.

3.2

Financial
The financial risk is assessed as low.
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.3.3

Corporate Risk
The Derbyshire Dales Local Plan will be a pivotal tool in the delivery of the Council’s
Corporate Plan. In order to fulfil this role it is necessary to ensure that robust
evidence-based and “sound” documents are prepared. Failure to do so will undermine
the ability of the District Council to achieve its key aims and objectives. The Corporate
Risk associated with the preparation of the Local Plan has been identified as High
Risk.

4

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.

5

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

6

BACKGROUND PAPERS
Description
Reports to Local Plan Advisory Committee
Report to Council
National Planning Policy Framework
SFRA
Infrastructure Report
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2015
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File
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G/5/P1
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APPENDIX 1
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DEPARTMENT FOR COMMUNITIES AND LOCAL GOVERNMENT
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NOT CONFIDENTIAL – For public release

Agenda Item 6

LOCAL PLAN ADVISORY COMMITEE
11th July 2016
Report of the Corporate Director

DERBYSHIRE DALES LOCAL PLAN – SITE ASSESSMENT UPDATE
PURPOSE OF REPORT
The purpose of this report is to set out for Members consideration details of alternative
development sites suggested to the District Council through the recent consultation on the
Derbyshire Dales Draft Local Plan.
The report also sets out details of additional evidence and reassessment of the suitability of
sites previously considered inappropriate and currently omitted from the Local Plan as well
as information on the deliverability of sites presently allocated in the Draft Local Plan.
RECOMMENDATION
That the Committee note the information provided and details of the site assessments and
that the information be taken into consideration as part of the ongoing plan preparation
process of the Derbyshire Dales Local Plan.
WARDS AFFECTED
All 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 a meeting of this Committee held on 22nd June 2016 Members considered a report
on the responses received during the six week period of public consultation (7 th April
to 19th May 2016) on the Derbyshire Dales Draft Local Plan. Members were informed
that a number of alternative sites had been submitted to the District Council as part of
the consultation process. Members were also advised that additional evidence about
the suitability of some sites previously considered inappropriate for development had
been submitted. An assessment of these additional sites and evidence has now been
undertaken. Further work has also been undertaken to demonstrate the deliverability
of sites currently allocated in the Local Plan.

1.2

Members will recall that Policy S6 of the Derbyshire Dales Draft Local Plan sets out
that the Objectively Assessed Need (OAN) for Housing in the Derbyshire Dales for the
period 2013-2033 was identified as 6,440 dwellings and that the housing target for
residential development for the Derbyshire Dales Local Plan was set at 6,015
dwellings for the period up to 2033.

1.3

Whilst the National Planning Policy Framework (NPPF) is clear that Local Plans
should seek to plan to meet the full OAN, supply constraints are a relevant factor to
take into consideration. The assessment of supply must be robust and every effort
should be made to identify a sufficient quantum of suitable sites unless, in the context
123

of the NPPF, the adverse impacts would significantly and demonstrably outweigh the
benefits when assessed against the policies in the Framework taken as a whole.
1.4

Members will be aware that in order to assess the quantum of housing that could be
included within the Local Plan, a revised Strategic Housing and Employment Land
Availability Assessment (SHELAA) has been undertaken. The purpose of the SHELAA
is not to identify sites for development, that is the role of the Local Plan – but to
establish realistic assumptions about the availability, suitability and economic viability
of land to meet an identified housing need over the plan period.

1.5

An assessment of the 11 alternative additional sites submitted through the
consultation process on the Local Plan has been undertaken. Furthermore an
assessment of additional evidence submitted about the suitability of sites previously
considered inappropriate for development and omitted from the Local Plan has also
been carried out.

1.6

In order to meet the requirements of the NPPF and as part of the preparation of the
Derbyshire Dales Local Plan the District Council is required to prepare a housing
trajectory which sets out the anticipated delivery rate of the new housing identified
within the Derbyshire Dales Local Plan and demonstrate that the sites allocated are
deliverable and developable. In order to provide evidence on the deliverability and
developability of sites allocated for residential development in the Local Plan further
work has been undertaken on these particular sites and is provided for Member
consideration in this report.

2

ASSESSMENT OF ALTERNATIVE SITE SUGGESTIONS

2.1

The assessment of 11 alternative sites has been undertaken using the same two
stage methodology for assessing sites in the SHELAA.
Stage A: Site Suitability – Strategic Constraints

2.2

This stage considered all sites and discounted those sites in locations considered
wholly unsuitable for housing development. The assessment criteria used in Stage A
are set out in Table 1 below:-

Criteria

Justification

Sites entirely within Flood Zone 3 (Zone 3a or
3b)

As set out in the NPPF (paragraph 100)
inappropriate development in areas at risk from
flooding should be avoided by directing
development away from areas at highest risk.

Site entirely within Special Areas of
Conservation,
Special
Protection
Areas,
RAMSAR sites or SSSI.

National Policy advises against development that
would have an adverse impact on nationally or
internationally important conservation interests.

Sites in unsuitable areas, unsustainable
locations, e.g. open countryside. In order to
quantify and identify whether a location is
deemed sustainable, the following criteria has
been applied:“The site is related to the settlement of XXX, and
the substantially built up area of the settlement”.
In respect of assessing a sites location and
whether it may be deemed sustainable an
evaluation of the site against the current

Development in unsustainable locations unrelated
to existing settlements may not contribute towards
the creation of sustainable communities.
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Criteria

Justification

situation on the ground and status of existing
planning permissions has been undertaken.
Site size threshold

National Planning Practice Guidance (NPPG)
guidance recommends a threshold of site and
locations of >5 dwellings or economic
2
development on 0.25ha>/500m floor space be
used for housing and economic land availability
assessments. The District Council has decided to
filter out sites that fall below 5 dwellings or with a
site area less than 0.2ha for residential
development.

Table 1 - Assessment Criteria Stage A

2.3

A list of those additional sites that failed Stage A, along with reasons for the failure at
Stage A are set out in Table 2 below and are identified on the maps in Appendix 1.
Site Ref
SHLAA509

Site Address
Land north of Main
Road/ A52, Brailsford

Area (Ha)
3.24

SHLAA512

Darley Dale Picnic Site,
Main Road, Darley
Dale, Matlock

0.1

Site Description
Greenfield site located to
the south east of the
settlement of Brailsford.
Site is located at the
edge of the settlement
and the area is mainly
characterised by open
countryside with some
residential development
and the pub to the west.
Small site currently used
for car parking and as a
picnic site. Previously
used as a skin and hide
depot. Local area is
characterised by
countryside. The site is
some distance from the
settlement of Darley
Dale.

Failed Reason
The site has failed
the stage A
assessment as it
is in an
unsustainable
location, unrelated
to the existing
settlement.
The site has failed
the stage A
assessment as it
is in an
unsustainable
location, unrelated
to nearby
settlements and
with limited
accessibility to
services and
facilities. The site
is also below the
site size threshold.

Table 2 – Stage A Assessment – Additional Sites

Stage B: Detailed Assessment of Development Potential and Suitability
2.4

The additional new sites that passed Stage A were then tested against an extensive
range of criteria to appraise their suitability, availability and achievability. This involved
a detailed assessment of each site in respect to factors such as its location in relation
to services and facilities, flood risk, landscape sensitivity, impact on the historic
environment and the ability of a site to provide a safe and secure access onto the
highways network. The assessment at this stage also considered the sites’
achievability (economic viability) and availability. A site is considered achievable for
development where there is a reasonable prospect that the particular type of
development will be developed on the site at a particular point in time. This is
essentially a judgement about the economic viability of a site and the capacity of a
developer to complete and let or sell the development over a certain period.
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2.5

The assessment of sites involved extensive consultations with key consultees such as
the District Council’s Landscape Officer, Design and Conservation Officer and
Environmental Health Officers. It has also involved external consultation with
Derbyshire County Council’s Highways / Archaeology Teams, the Environment
Agency, and Derbyshire Wildlife Trust. Where constraints have been identified, the
assessment has considered what action would need to be taken to mitigate them
(along with when and how this could be undertaken and the likelihood of sites / broad
locations being delivered). Actions might include the need for investment in new
infrastructure, dealing with fragmented land ownership or environmental improvement.

2.6

An assessment informed by the characteristics of each site was undertaken to
determine the proportion of the site that was considered developable, and the amount
of development that the site could accommodate, using an average density of 28
dwellings per hectare as a benchmark.

2.7

Following the detailed assessment at this stage, the additional sites were either
identified as being Undevelopable / Constrained, i.e. not suitable for development, or
Developable / Deliverable, i.e. suitable, available and achievable for residential
development.

2.8

The detailed assessment of those 9 sites that passed Stage A and that have been
appraised at Stage B is set out in Appendix 2 with site location maps provided in
Appendix 1.

2.9

The outcome of the assessment of the additional sites concludes that SHLAA511 –
Land to the north of Derby Road, Doveridge is suitable, available and achievable for
residential development of 22 dwellings. Consideration as to whether this site should
be identified as an allocation in the Derbyshire Dales Local Plan to meet the District
Council’s housing needs will need to be given at a future meeting of this Committee.

2.10

The assessment process also concludes that SHLAA505 – Land to the rear of Shand
House, Darley Dale is suitable for small scale development of 4 dwellings.
Consideration will need to be given as to whether this site should be incorporated with
the existing adjoining site (SHLAA180 – Land off Normanhurst Park, Darley Dale)
which is allocated for the residential development of 20 dwellings in policy HC2(n) of
the Derbyshire Dales Draft Local Plan.

3

RE-ASSESSMENT OF SITES

3.1

As a result of the recent public consultation on the Derbyshire Dales Draft Local Plan
additional evidence about the suitability of some sites previously considered
inappropriate for development was submitted to the District Council by interested
parties. These representations sought to demonstrate the suitability of sites for
allocation within the Local Plan. Representations’ requesting the re-assessment of
sites omitted from the Local Plan was received, alongside technical studies and
evidence to demonstrate the sites suitability for development to meet the District
Council’s housing needs. Information was also received requesting sites currently
allocated for development in the Local Plan be modified with increased site allocation
boundaries and capacities.

3.2

An assessment of the additional material, evidence and representations has been
undertaken. This has involved extensive input from key consultees such as the District
Council’s Landscape Officer, Design and Conservation Officer, and the District
Council’s Community Development Department. The re-appraisal of sites has also
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involved consultation with Derbyshire County Council’s Highways department and
Derbyshire Wildlife Trust.
3.3

The conclusion of the re-assessment process is out within Appendix 3.

3.4

Based upon the re-assessment of sites further consideration will need to be given at a
future meeting of this Committee as to whether any of the sites should now be
identified as suitable, available and achievable and included as allocations for
residential development and also whether requests for increased site capacities and
amended allocation boundaries should be taken forward within the Derbyshire Dales
Local Plan. Consideration will therefore need to be given as to whether the following
sites are included/amended within the Local Plan:





SHLAA344 – Land at Royal Bank of Scotland/Bankhouse, Snitterton Road,
Matlock - 16 dwellings
SHLAA478 – Land at Whitelea Nursery, Whitelea Lane, Tansley – 26 dwellings
SHLAA473 – Land at Middle Peak Quarry, Wirksworth – increased capacity to
645 dwellings
SHLAA224/225 – Land at Gritstone Road/Pinewood Road, Matlock – amended
site boundary

4

DELIVERABIITY AND DEVELOPABILITY OF SITES CURRENTLY ALLOCATED
WITHIN THE DERBYSHIRE DALES DRAFT LOCAL PLAN

4.1

In order to meet the requirements of the NPPF and as part of the preparation of the
Derbyshire Dales Local Plan the District Council is required to prepare a housing
trajectory which sets out the anticipated delivery rate of the new housing identified
within the Plan and demonstrate that the sites allocated are deliverable and
developable.

4.2

The NPPF sets out that to be considered deliverable, sites should be available now,
offer a suitable location for development now and be achievable with a realistic
prospect that housing will be delivered on the site within five years and in particular
that development is viable. To be considered developable sites should be in a suitable
location for housing development and there should be a reasonable prospect that the
site could be viably developed at the point envisaged.

4.3

For all sites currently identified within Policy HC2 – Housing Land Allocations in the
Draft Local Plan the landowner/agent/interested party has been asked to provide
evidence in respect of the sites availability (i.e. ownership details, developer interest,
work ongoing to overcome any constraints to development) and achievability (likely
timescales for delivery and phasing of development and anticipated build out rates).

4.4

In respect of a number of sites the evidence obtained has been inconclusive and
despite further requests being made information to demonstrate site availability and
achievability has not been forthcoming. In the absence of further information to
demonstrate that the sites listed in Table 3 are developable and deliverable and in
light of the lack of evidence further consideration may need to be given at a future
meeting of this Committee as to whether these particular sites should be removed as
allocations within the Derbyshire Dales Local Plan.
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Reference
HC2(f)
HC2(i)
HC2(j)
HC2(z)

Location
Land to the north of Main Road, Brailsford
Land at Slinter Mining Ltd, Cromford Hill,
Cromford
Land at Bridge Garage, Darley Bridge
Land at Matlock Transport, Northwood
Road, Northwood

No dwellings
45 dwellings
28 dwellings
13 dwellings
14 dwellings

Table 3 – HC2 – Housing Land Allocations where availability and achievability evidence is inconclusive.

5

RISK ASSESSMENT

5.1

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 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.
Deliberations by the Local Plan Advisory Committee are ‘without prejudice’ to the
formal determination of any pending or future application for planning permission by
the Local Planning Authority or to an appeal pending decision by the Planning
Inspectorate.

5.2

Financial
The cost of preparing the Derbyshire Dales Local Plan, including any consultation is
contained within the District Council’s budget. The financial risk is, therefore,
assessed as low.

5.3

Corporate Risk
The Derbyshire Dales Local Plan will be a pivotal tool in the delivery of the Council’s
Corporate Plan and Peak District Partnership’s Statement of Priorities. In order to fulfil
this role it is necessary to ensure that robust evidence-based and “sound” documents
are prepared. Failure to do so will undermine the ability of the District Council to
achieve its key aims and objectives. In light of the Inspector’s Report the Corporate
Risk associated with the preparation of the Local Plan has been reviewed and
identified as Medium Risk.

6

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
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Tel: 01629 761251
E-mail: mike.hase@derbyshiredales.gov.uk
Esther Lindley, Senior Planning Policy Officer
Tel. 01629 761241
E-mail esther.lindley@derbyshiredales.gov.uk
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SHLAA Stage B Sites Detailed Assessments by Settlement

APPENDIX 2

Settlement: Clifton
Site Reference SHLAA502
Site Area (Ha) 15.4
Capacity\ 0
Include within SHLAA

Final Assessment
Category
Undevelopable
constrained.

Time Period
(Years)

Number of
Dwellings

Anticipated timeframe
Site Address Fairways Garden Centre, Clifton

0 - 5:
6 - 10:
11 - 15:

Discount from SHLAA

15 Plus:
Map

Flood Risk Green
Environment Ecology Green

Landscape Red

Historic Environment Amber

01 July 2016

Image

The site is not affected by identified areas of indicative flood mapping and is located within flood zone 1.
There are no known natural environment related constraints and/or there is the oppportunity to enhance the natural environment.
Derbyshire Wildlife Trust state that the site appears to be grassland with scattered in-field and boundary trees and some hedgerows. They
have no protected species records for this site. However, sites like this sometimes support badgers and hedgerows could be acting as
commuting/foraging routes for bats. The potential impact on biodiversity at this site is considered to be low. A survey would be needed to
provide an updated picture of the habitats present and make an assessment as to suitability for any protected species.
The landscape assessment concludes that there could be potential adverse impact on landscape character with key features at risk
(hedgerows, hedgerow and field trees) and intrusion of development into the countryside. Potential adverse impact on ecology, key
features would be at risk (hedgerows, hedgerow and field trees). Potential adverse impact on settlement pattern, the site is isolated within
the open countryside. Potential adverse impact on visual amenity, prominent site in open view of the A515 and local footpaths. The
landscape assessment concludes there is no capacity for development which is likely to have a significant adverse impact on landscape
character, settlement pattern and visual amenity. The site is identified as high landscape sensitivity, however areas of the site fall outside
the area of search in the Landscape Sensitivity Study undertaken by Wardell Armstrong.
The historic environment assessment concludes that there are no heritage assets within the site. Part of the northern boundary of the site
abuts the assumed boundary of the former medieval Ashbourne Deer Park (MDR14122). Some distance to the east of the site are two
scheduled monuments (bowl barrows) indicating prehistoric activity in the vicinity. Proximity to heritage assets within the village of Clifton.
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SHLAA Stage B Sites Detailed Assessments by Settlement
Settlement: Clifton
Impact of development on the setting of heritage assets is negligible. That part of the assumed southern area of the medieval Ashbourne
Deer Park is now part of the golf course. Development of the site is likely to result in minimal impact to/on the significance / setting of
heritage assets. The County Archaelogist recommends an archaeological evaluation be undertaken as part of any planning application.
Trees and Hedgerows Amber

Field boundary hedgerows with hedgerow trees in the east and separating the fields. Indented boundary with the golf course in the north
comprising hedgerows and trees. Occasional open field trees. Key features include field boundary hedgerows, hedgerow and field trees.
Although there are trees on the site this would not hinder development. Mitigation may be achieved.

National Park status Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

National Park extent Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

Contamination Green
Topography Red
Local Character Red
Highway Infrastructure Amber

Public Transport Green
Services and Facilities Red
Educational Facilities Green
Retail Facilities Red
Health Facilities Red
Pedestrian and cycling Red
Previously Developed Land Red
Open Space or Recreational Amber

Material policy Green

01 July 2016

There are no known contamination or unstable land issues, or risks of the need for remediation.
The topography of the site is critical and would have significant adverse impact and cannot be mitigated. The site slopes steeply towards
the South West with some parts steeper than others.
There would be signficant adverse impact on the local character which cannot be mitigated.
Safe acces can be achieved with localised highway improvements. Significant impacts on highway network can be mitigated in part.
Highway Authority state that a satisfactory access may possibly be achieved. The A515 is a high speed road and observed vehicle speeds
are consistently high. Whilst the site outline as drawn has quite a considerable frontage to the highway there are likely to be level
constraints as to where any access may be located. It is likely any access would need to be located as far south as possible (with adequate
separation from the existing garden centre access) for it to have any prospect of achieving adequate visibility sightlines to the north. Any
access could require some re-grading of the highway verge in order to achieve adequate visibility sightlines. It is unlikely individual points of
access would be considered acceptable to this part of the A515, access for any new residential development should take the form of a new
(single) estate street junction. The highways Authority state that the site promoter would need to conduct speed surveys on the A515 and
carry out detailed design works to ascertain if acceptable site access arrangements could be achieved, meeting safe minimum criteria in
terms of visibility and gradients etc. for the site to be acceptable in highway safety terms. It is also likely that amendments would be
required to the existing right turn harborage junction, to accommodate any neighbouring access points, for the garden centre and any
residential access.
The nearest bus stop is within a 10 minute walk around 750 metres away located on Cock Hill.
A limited range of services and facilities are available within Clifton, access to a higher order settlement such as Ashbourne would be
required to obtain a wider range of services.
The nearest school, Clifton primary school is within a 10 minute walk around 700 metres away.
The nearest shop is located in Ashbourne.
The nearest doctors is located in Ashbourne.
Very limited pedestrian and cycle links. No pavement or crossing along the busy A515.
Site is 100% greenfield.
The impact from this development on Leisure/Recreation will be significant due to the scale involved. Increase in population will place
further demand on existing sport and recreation facilities including the Leisure Centre, Recreation Ground and other playing pitches and
children’s play areas. Existing open space would be lost.
Site is in accordance with material policy considerations and desginations.
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Settlement: Clifton
Infrast. Capacity or Utilities Green
Bad Neighbour Impact Green
Other Issues Amber
Land Availability Green
Land Achievability Green

There is sufficient infrastructure in place to serve the development. No capacity constraints.
No known constraints, amenity unaffected.
There are other issues that may constrain development however mitigation is possible. (A number of footpaths cross the site).
Land ownership known, single ownership , no issues.
Site is viable - developer able to realise reasonable profit taking account of all costs and values of development (including planning
obligations and other contributions)

Summary Greenfield site comprising land surrounding Fairways Garden Centre. Site is made up of agricultural fields in open countryside used as pasture. The site is
disassociated with any settlement. The main part of Ashbourne lies well to the north beyond the golf course. Clifton is close-by to the west but a strongly defined
settlement edge comprising the A515 and continuous belts of roadside planting effectively separates it from the site.
The sites landscape sensitivity to housing development is high, with potential adverse impact on landscape character and intrusion of development into the
countryside. Development would also have potential adverse impact on ecology, settlement pattern and on visual amenity.
There is poor pedestrian access to the site and the A515 seperates the site from Clifton where some limited services and facilities are available, journeys to
Ashbourne would be required to access a wider range of services.
The topography of the site is critical and would have significant adverse impact and cannot be mitigated. The site slopes steeply towars the South West with
some parts steeper than others.
Due to the landscape constraints identified it is considered that the site is undevelopable and is discounted from the SHLAA.

01 July 2016
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Settlement: Middleton by Wirksoworth
Site Reference SHLAA503
Site Area (Ha) 1.16
Capacity\ 0
Include within SHLAA

Final Assessment
Category
Undevelopable constrained.

Time Period
(Years)

Number of
Dwellings

Anticipated timeframe
Site Address Land at Water Lane, Middleton

0 - 5:
6 - 10:
11 - 15:

Discount from SHLAA

15 Plus:
Map

Flood Risk Green
Environment Ecology Amber

Landscape Amber

01 July 2016

Image

The site is not affected by identified areas of indicative flood mapping or is located within flood zone 1.
Derbyshire Wildlife Trust states that half of the site has previously been identified as supporting species rich grassland and may be of high
biodiversity value. The other half (south - east) appears to support more species poor grassland vegetation. Derbyshire Wildlife Trust state
that whilst the site does not have a formal nature conservation designation it is possible that there could be significant areas of diverse
grassland associated with the site. Accordingly Derbyshire Wildlife Trust state the potential imapct on biodiversity at the site is considered
to be high, but this could change if the field in the north west is shown to be of lower interest than currently thought. Development of the
field in the south east of the site would have a lower impact. Although there are some identified adverse impacts in terms of the natural
environment, there is the possibility of mitigation.
The landscape assessment concludes that the site falls within an area of high landscape sensitivity. The assessment concludes that
development may result in potential adverse impacts on landscape character with key features such as dry stone walls at risk and intrusion
of development into the countryside. Development may have a potential adverse impact on the historic environment - immediate proximinity
to the Conservation Area and also adverse impacts on settlement pattern through the introduction of high density development in an area
removed from the village core and characterised by fragmented mixed use. Potential adverse impact on visual amenity, the site is a
prominent sloping site visible in wide ranging views from the north and north west. The landscape assessment concludes there may be
some capacity of development confined to the lower slope in the north of the site. Development should include appropriate and sufficient
measures to mitigate any adverse impact. There is no capacity for development on the middle and higher slope where it is likely to have
significant adverse impact on landscape character and visual amenity and additional adverse impact on settlement pattern. High landscape
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Settlement: Middleton by Wirksoworth
sensitivity, opportunities to mitigate impacts and for further enhancement.
Historic Environment Amber

Trees and Hedgerows Amber

The historic environment assessment considers that development may have potential impacts on part of the Conservation Area and its
setting and potential impacts on the significance of non- designated heritage assets within the site (historic lead working shafts) and the
division (dry stone walling) marking the two separate fields. The historic environment assessment concludes that development may result in
harmful impact to/on the significance/setting of heritage assets (Conservation Area). Comments from the County Archaeologist state
development may be lead to harmful impacts on the setting of Middleton Conservation Area and on historic landscape character. There is
the possibility of lead mining remains and it is recommended that a archaeological/historic landscape assessment be undertaken as part of
any resultant planning application.
Mature trees and planting to the south western boundary of the site. Although there are trees on the site this would not hinder
development. Mitigation may be achieved.

National Park status Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

National Park extent Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

Contamination Amber
Topography Amber

The site slopes down quite steeply to the north east. The topography would have an adverse impact although it could be mitigated and the
site developed.

Local Character Amber

The surrounding landscape in the west and north is characterised by an extensive patchwork of fields associated with the middle slopes
with bands of woodland on the steeper ground. The site is in an elevated position on sloping ground above the main part of the village. The
middle to higher parts are prominent within wide ranging views from the north and north west, including long distance views from the
National Park. The landscape assessment concludes development may have a potential adverse impact on landscape character,
settlement pattern and visual amenity. Potential adverse impacts on the historic environment are noted due to the proximity of the
Conservation Area. There would be an adverse impact on the existing character of the settlment, however this would be mitigated.

Highway Infrastructure Red

Public Transport Green
Services and Facilities Amber
Educational Facilities Green
Retail Facilities Red

01 July 2016

The historic environment assessment notes the possible presence of lead working shaft, further investigation may therefore be required.

The Highways Authority state that a satisfactory access to serve the site cannot be achieved. Part of Water Lane is adopted public
highway, however just beyond the junction with The Moor the route forms a rural track (cul-de- sac), carrying the route of a pubilc right of
way. It is unlikely an access meeting current minimum criteria could be provided within the constraints of the frontage of the adopted
highway, however there is a greater frontage available to the track beyond. Although this is a largely un-made single vehicle width route
with no opportunity for vehicles to pass or turn. The route is un-made, unlit and there are no pedestrain margins to support any increase in
residential traffic (vehicular or pedestrian). Additional traffic using the track may also cause conflict with existing users of the public right of
way, which runs along it. The Highways Authority state that development of the site would cause an adverse impact on the surrounding
highway network. Water Lane has limited geometry in parts, no pedestrian infrastructure and rises at an appreciable gradient from The
Green. The site outline could accommodate a considerable number of dwellings and the consequential increase in vehicular and
pedestrian traffic associted with residential development could have severe and detrimental impacts on highway safety. There are
significant issues with access. No safe access can be achieved.
There is a rural bus service operating in Middleton and bus stops are located on The Green. Surrounding topography may preclude walking
however the site is approximately 270m to the nearest bus stop. Within 10 minute walk of bus stop (i.e less than 800m)
Services and facilities in Middleton include the Village Hall, Primary School, Public House and Post Office. Services and facilities within
Middleton are limited and to access a wider range of services travel to higher order settlements may be required.
Middleton Primary School is approximately 760m away. Less than 10 minute walk i.e. less than 800m
There are currently no retail facilities within the village of Middleton By Wirksworth, travel to Wirksworth would be required to access these
services and facilities.
145

Page 297 of 418

6+/$$6WDJH%6LWHV'HWDLOHG$VVHVVPHQWVE\6HWWOHPHQW
Settlement: Middleton by Wirksoworth
Health Facilities Red
Pedestrian and cycling Amber
Previously Developed Land Red
Open Space or Recreational Amber
Material policy Green
Infrast. Capacity or Utilities Green
Bad Neighbour Impact Green
Other Issues Green
Land Availability Green
Land Achievability Green

There are no medical facilities within Middleton, travel to Wirksworth would be required to access such services.
Limited accessibility, the site lies to the edge of the settlement with no pavements along Water Lane in vicinity of the site.
Site predominantly greenfield more than 70%.
There would be some loss of open space
Site is in accordance with material policy considerations and designations
There is sufficient infrastructure in place to serve the development, no capacity constraints.
No known constraints, amenity unaffected.
There are no other issues that would constrain development
Landownership known, single ownership, no issues.
Site is viable - developer able to realise reasonable profit taking account of all costs and values of development (including planning
obligations and other contributions)

Summary The site comprises an area of greenfield land currently used as pasture. The site includes dry stone walls along the field boundaries and site boundary beyound
which lies open countryside. Existing residential development at Hall Croft lies on the north eastern edge of the site and ribbon development runs along the south
eastern boundary.
The landscape assessment concludes that the site lies within an area of high landscape sensitivity and states that there may be some capacity for development if
it is confined to the lower slope in the north of the site. There is no capacity for development on the middle and higher slope where it is likely to have a significant
adverse impact on landscape character and visual amenity. The site abuts Middleton by Wirksworth Conservation Area and the historic environment assessment
concludes development may result in harmful impacts to/on the significance/setting of the heritage asset. The County Archaeologist states that there may be
possible lead mining remains within the site.
The site lies within flood zone 1 and therefore has a low probability of flooding. The site has mature trees and planting most notably along the southern boundary
to Water Lane. Derbyshire Wildlife Trust state that the north western part of the site is of high local biodiversity interest. The north western half of the site has
previously been identified as supporting species rich grassland and may therefore be of high biodiveristy value.
Middleton has a limited level of services and facilities and travel to Wirksworth would be required to access medical and retail facilities. The site is within
reasonable proximity of public transport.
The Highways Authority conclude that the site cannot be served by a satisfactory access, part of Water Lane is adopted highway, however just beyond the
junction with The Moor the route forms a rural track. The Highways Authority state it is unlikely that an access meeting minimum safety standards could be
provided within the constraints of the frontage to the adopted highway.
The site is considered available and achievable, however the assessment concludes that the site is not currently suitable for development due to the constraints
identified by the Highways Authority. Accordingly the site is considered undevelopable and discounted from the SHLAA.

01 July 2016
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Settlement: Matlock
Site Reference SHLAA504
Site Area (Ha) 0.19
Capacity\ 0
Include within SHLAA

Final Assessment
Category
Undevelopable constrained.

Time Period
(Years)

Number of
Dwellings

Anticipated timeframe
Site Address Land at Bakewell Road, Matlock

0 - 5:
6 - 10:
11 - 15:

Discount from SHLAA

15 Plus:
Map

Flood Risk Amber
Environment Ecology Amber

Landscape Red

Historic Environment Green

01 July 2016

Image

Site falls within flood zone 2, further investigation is required (an application of policy tests).
Derbyshire Wildlife Trust state that although the site does not have a nature conservation designation on the land itself it is close to a Local
Wildlife Site (DD467 - Pumping Station Swamp). The site provides some habitat connectivity between the local wildlife site and the river.
The potential impact on biodiversity at the site is considered to be low, but could result in habitat fragmentation at a local level. Further
assessment would be needed to determine whether or not impacts could be avoided or mitigated. Although there are some identified
adverse impacts in terms of the natural environment, there is the possibility of mitigation.
The landscape assessment concludes that development could have potential adverse impacts on landscape character, loss of open space
protected by NBE9, potential adverse impact on ecology - key features at risk (site trees). Development may also result in potential adverse
impact on settlement pattern and impacts on visual amenity - local views from the road and properties in the immediate area, loss of key
features within the streetscene - notably mature trees. The Landscape Assessment concludes that the site falls within an area of high
landscape sensitivity, there is no capacity for development which is likely to result in significant adverse impact on landscape character,
settlement pattern and visual amenity. Significant impact on landscape character. High landscape sensitivity, unable to overcome through
mitigation.
The site contains an old (lea) shaft . Within

the surrounding area there are a number of heritage assets. The parish boundary stone being
the closest, but outside the site boundary. A
 find of Roman coins to the north east of the site indicates potential ancient activity in the
area/vicinity. The

line of the Midland Railway follows the south western site boundary. Development

is likely to result in minimal impact
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Settlement: Matlock
to/on the significance/setting of the heritage assets. No archaeological issues.
Trees and Hedgerows Amber

Although there are some trees on site which the landscape assessment considers important for the visual amenity and streetscene it is not
considered that these will hinder development. Mitigation may be achieved.

National Park status Green

Site will have no impacts on the purposes of the National Park and presents opportunities for enhancement.

National Park extent Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

Contamination Amber
Topography Green
Local Character Red

Highway Infrastructure Green

The site is currently used for car parking in part - possible issues with contamination, further investigation required.
Site is predominantly flat with no known topography constraints.
The site is low lying within the landscape, however this is a site at the gateway to the town where existing trees are prominent and attractive
features in the street scene. The landscape assessment concludes that development would have an adverse impact on visual amenity and
settlement pattern, concluding there is no capacity for development. There would be significant adverse impact on the local character that
cannot be mitigated.
The Highways Authority consider that a satisfactory access to serve development can be achieved, stating the site already has an access
point to the A6, however it would benefit from being relocated to optimise visibility for emerging vehicles, as well as forward visibility to or
from turning vehicles. The existing access point is close to the existing central pedestrain refuge, making turning movements to or from the
site difficult or awkward. It would be preferable if the access could be located elsewhere within the available site frontage towards Matlock.
There is sufficient access to the site, no adverse impact on the highway network.

Public Transport Green

There is a bus stop immediately to the front of the site on Bakewell Road. Within 5-10 minute walk of a bus stop (i.e less than 800m)

Services and Facilities Green

The site is situated to the edge of Matlock and has good access to a range of services and facilities available within the town centre.

Educational Facilities Amber
Retail Facilities Amber
Health Facilities Amber
Pedestrian and cycling Green
Previously Developed Land Amber
Open Space or Recreational Green
Material policy Amber
Infrast. Capacity or Utilities Amber
Bad Neighbour Impact Amber
Other Issues Green
Land Availability Green
Land Achievability Green

01 July 2016

Matlock All Saints CE Infant School is located approximately 1,500m away. 10-20 minute walk (i.e 800-1600m)
Matlock town centre is approximately 1,150m away. 10-20 minute walk (i.e 800-1600m)
Imperial Road Medical Centre is approximately 1,380m away, within a 10-20 minute walk (i.e 800-1600m)
The site is situated to the edge of Matlock with good pedestrian and cycling link. Safe walking and cycling links and opportunities for
enhancement.
Part brownfield - car parking area, part greenfield - wooded areas. Site mixed brownfield/greenfield
There would be no loss of open space/recreation.
The site falls within anarea designated under policy NBE9 of the 2005 Local Plan. Site has a degree of impact on material policy
considerations and designations
There are infrastructure constraints identified in the traffic and transportation study.
The site is very close to the railway and pumping station - possibility of noise issues identified. Moderate adverse effect for occupiers,
constraints may be overcome through mitigation
There are no other issues that would constrain development.
Landownership known, single ownership, no issues
Site is viable - developer able to realise reasonable profit, taking account of all costs and values of development (including relevant
planning obligations and other contributions)
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Settlement: Matlock
Summary The site comprises a narrow strip of land between the A6 and the railway line south of the pump house. The site lies to the western side of Matlock, directly off
the A6 on its western side, south of an existing pump house close to ARC Lesiure Matlock. The site has a small parking area with good cover of semi
mature/mature trees.
The site is situated within a sustainable location with good access to services and facilities within Matlock and along the A6.
The assessment identifies that the site lies within flood zone 2 and is therefore within land with a medium risk of flooding. The sites proximity to the A6, railway
line and pumping station may present amenity issues.
The impact of development on biodiversity is considered to be low, however Derbyshire Wildlife Trust state that development could lead to fragmentation of
habitat at the local level. Development is likely to result in minimal impact to/on the significance/setting or heritage assets. There are no archaeological issues
with the site.The landscape assessment concludes that the site lies within an area of high landscape sensitivity, with development likely to lead to impacts on
landscape character, settlement pattern and visual amenity. The landscape assessment concludes there is no capacity for development.
The Highways Authority state that a statisfactory access to the site can be achieved.
The assessment concludes that the site is available and achievable, however due to the high landscape sensitivity of the site and the adverse impacts on
landscape character, visual amenity and settlement pattern the site is deemed undevelopable and therefore discounted from the SHLAA.

01 July 2016
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Settlement: Darley Dale
Site Reference SHLAA505
Site Area (Ha) 0.25
Capacity\ 4

Final Assessment
Category
Developable.

Time Period
(Years)

Number of
Dwellings

0 - 5:

Include within SHLAA

6 - 10:

Discount from SHLAA

11 - 15:

Anticipated timeframe
Site Address Land to the rear of Shand House, Darley
Dale

15 Plus:
Map

Flood Risk Green
Environment Ecology Amber

Image

The site is not affected by identified areas of indicative flood mapping and is located in flood zone 1.
The site supports trees, hedgerows and scattered shrubs/young trees. Derbyshire Wildlife Trust consider the potenital impact on
biodiversity at this site to be medium. Further ecological surveys would be needed to assess the significance of any impacts and to see if
any of the impacts could be avoided/minimised. Although there are some identified adverse impacts in terms of the natural environment,
there is the possibility of mitigation.

Landscape Amber

The site lies within an area of high landscape sensitivity. The landscape assessment states there is potential for adverse impact on
landscape character - intrusion of development into countryside and open space protected by policy NBE9. Key features of the site are at
risk notably boundary hedgerows and hedgerow trees. Potential adverse impact on ecology and impact on local visual amenity. The
assessment concludes there is limited capacity for development. The site is small and well contained and screened from the wider
surroundings. Boundary trees and hedgerows in the north west and south west are very important features and must be retained/protected.
High landscape sensitivity, opportunities to mitigate impacts and for further enhancement.

Historic Environment Green

The site formed part of historic emparkment, primarily a landscape consideration. Within

the surrounding area there are a number of nondesignated heritage assets. Potential

impact on the non-designated heritage asset (emparkment). Development

is likely to result in minimal
impact to/on the significance / setting of the non-designated heritage assets. No archaeological issues

Trees and Hedgerows Amber

01 July 2016

The site contains a number of boundary trees, although there are trees on site this would not hinder development. Mitigation may be
achieved.
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Settlement: Darley Dale
National Park status Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement

National Park extent Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

Contamination Green
Topography Green
Local Character Amber

Highway Infrastructure Amber

Public Transport Green
Services and Facilities Amber
Educational Facilities Amber
Retail Facilities Amber
Health Facilities Amber
Pedestrian and cycling Green
Previously Developed Land Red
Open Space or Recreational Amber
Material policy Amber
Infrast. Capacity or Utilities Amber
Bad Neighbour Impact Amber
Other Issues Green
Land Availability Green
Land Achievability Green

There are no known contamination or unstable land issues or risks of the need for remediation.
Site is predominantly flat with no known topography constraints
The landscape assessment describes the local character as part of the settlement on the edge of open countryside characterised by
sporadic mixed office, residential and other uses on the south eastern side of the A6 between the road and the railway. The assessment
identifies that development may have potential adverse impact on landscape character and local visual amenity. There would be an
adverse impact on the existing character of the settlement, however this could be mitigated.
The Highways Authority state that in isolation the site does not have a controlled link to the public highway. It is therefore presumed access
would be derived through the adjacent SHLAA site (SHLAA180). The site could be developed as a extension to the adjoining SHLAA site
subject to land control/access availability. Safe access can be achieved with localised highway improvements.
Bus stops available on the A6 within reasonable walking distance. Nearest bus stop on A6 approximately 390m away. Within 5-10 minute
walk of a bus stop (i.e less than 800m)
A good range of services and facilities are available in Darley Dale
Nearest school is Darley Dale Primary School approximately 900m away. 10-20 minute walk i.e 800-1600m
Darley Dale Post Office and local shopping facilities are within a 20 minute walk i.e 800-1600m
Darley Dale Medical Centre is is within a 20 minute walk away 800-1600m
Safe walking and cycling links, good public trasnport services along the A6. Safe walking and cycling access links with opportunties for
enhancement
Predominantly greenfield more than 70%
There would be some loss of open space
Site lies within area of land designated under policy NBE9 of the 2005 Local Plan. Site has a degree of impact on material policy
considerations
There are infrastructure constraints identified in the traffic and transportation study.
Peak Rail runs along the south western boundary of the site possible amenity issues may arise.
There are no other issues that would constrain development
Landownership known, single ownership no issues.
Site is viable - developer able to realise reasonable profit taking account of all costs and values of development (including relevant planning
obligations and other contributions

Summary SHLAA505 comprises an area of greenfield land to the southwestern side of residential development and offices at Shand House, off the A6, Darley Dale. The
site lies beyond the existing surface car parking provided for the office accomodation and adjacent to SHLAA site SHLAA180.
The site is used for pasture, bounded to the south west by a hedgerow with mature trees associated with the railway, a hedgerow with trees to the north west,
hedgerow trees and other planting associated with the grounds of Shand House lie to the north east.
01 July 2016
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Settlement: Darley Dale
The site is located in flood zone 1 and therefore at a low probability of flooding. The site is considered to be of medium nature conservation value and biodiversity
interest. The historic environment assessment concludes that development is likely to result in minimal impact to/on the significance/setting of the non designated
heritage assets and there are no archaeological issues present within the site. The site lies within an area of high landscape sensitivity, however the landscape
assessment concludes that as a small site there is some limited capacity for development. Boundary trees and hedgerows in the north west and south west are
important features and should be retained/protected.
The Highways Authority state that the site in isolation does no thave a controlled link to the public highway and it is presumed that access would be derived
through the adjacent SHLAA site. The site could be developed as an extension to the adjoining SHLAA site. The site is in close proximity to public transport and
has reasonable access to services and facilities in Darley Dale.
The site is considered available and achieveable and therefore deemed developable and deliverable for development and included within the SHLAA.

01 July 2016
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Site Reference SHLAA506
Site Area (Ha) 1.01
Capacity\ 0
Include within SHLAA

Final Assessment
Category
Undevelopable
Constrained.

Time Period
(Years)

Number of
Dwellings

Anticipated timeframe
Site Address Land off Tor Rise, Starkholmes, Matlock

0 - 5:
6 - 10:
11 - 15:

Discount from SHLAA

15 Plus:
Map

Flood Risk Green
Environment Ecology Red

Landscape Red

Historic Environment Red

Trees and Hedgerows Red
01 July 2016

Image

Site is within flood zone 1. The site is not affected by identified areas of indicative flood mapping and is located in flood zone 1.
Derbyshire Wildlife Trust state that the site supports broad leaved woodland/scrub that is likely to support breeding birds, bats and other
wildlife. The site does not have a nature conservation designation, but could potentially qualify as a UK BAP priority habitat type. The
potential impact on biodiviserity at this site is considered to be high and would need to be compensated sufficiently to avoid a net loss in
biodiversity. There are significant adverse impacts in terms of the natural environment.
Potential adverse impact on landscape character, key features at risk (woodland), and intrusion of development into the open countryside.
Potential adverse impact on ecology, key features at risk (woodland). Potential adverse impact on visual amenity as the site is prominent
within some views from higher ground, loss of existing woodland which helps to screen/ filter views of existing development from the
surroundings. There is no capacity for development which is likely to result in significant adverse impact on landscape character and visual
amenity. Landscape sensitivity to development is high. Significant impact upon landscape character. High landscape sensitivity. Unable to
overcome through mitigation.
 evelopment of the site is likely to result in harmful impact on the World Heritage Site Buffer Zone.
D
Development of the site may result in harmful impact to/on the significance/setting of the Scheduled Monument, Conservation Area and
Registered Historic Park & Garden. Close setting of Grade II* Registered Park/Garden at High Tor and Scheduled lead mining remains.
Development of the site is likely to result in harmful impact to/on the significance/setting of heritage assets.

The site is former agricultural land which is now developing as woodland and has established tree cover. Derbyshire Wildlife Trust state the
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sites woodland character has high biodiversity value. There is considerable tree cover across the site that would restrict development. No
opportunities for mitigation/enhancement
National Park status Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement

National Park extent Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

Contamination Amber
Topography Amber
Local Character Red

Highway Infrastructure Red

Public Transport Green
Services and Facilities Amber
Educational Facilities Green
Retail Facilities Amber
Health Facilities Red
Pedestrian and cycling Green
Previously Developed Land Red
Open Space or Recreational Amber
Material policy Amber
Infrast. Capacity or Utilities Amber
Bad Neighbour Impact Green
Other Issues Green
Land Availability Green
Land Achievability Green
01 July 2016

Environmental Health comments state that the site may possibly have lead contamination and is a high radon area. The site is potentially
contaminated or unstable and requires further investigation and remediation
The topography would have an adverse impact although it could be mitigated and the site developed.
The site is closely associated with 20th century housing development at Tor Rise with open countryside on the other three sides. The site is
associated with the valley of the River Derwent, the highly valued Derwent Valley Mills World Heritage Site and associated designations for
nature conservation. The landscape assessment concludes that development would have an adverse impact on visual amenity and
landscape character. The site is prominent within views from higher ground. The loss of existing woodland which helps to screen/filter views
of existing development from the surroundings would adversely impact amenity. Both the landscape and historic environment assessment
conclude development would have an adverse impact on local character. There would be a significant adverse impact on the local
character which cannot be mitigated.
The Highways Authority state that a statsifactory access to serve the site cannot be achieved. The access route between nos. 29 and 31
Tor Rise has insufficient geometry available and rises at an excessive gradient from the existing estate street - it would not be considered
acceptable or suitable to serve additional residential development in the scale that can be accommodated within the boundary as drawn.
There are significant issues with access. No safe access can be achieved.
The nearest bus stops are available on Starkholmes Road, approximatley 400m away. Within 5 -10 minutes walk of a bus stop (i.e. less
than 800m)
The site lies in Starkholmes, the nearest facilities would in Matlock Green and then beyond within Matlock Town Centre.
Matlock St Giles CE Voluntary Primary School is approximatley 380m away. Less than 10 minutes walk i.e less than 800m
The nearest retail facilities are in Matlock Greeen approximately 1050m away. 10-20 minute walk i.e. 800-1600m
Medical facilies are within Matlock town centre which would be over 1600m walk away therefore over a 20 minute walk away.
The site lies to the edge of an existing residential estate with good pedestrain and cycling links. Safe walking and cycling access links with
opportunities for enhancement.
Predominantly greenfield more than 70%.
As a greenfield site in countryside some open space would be lost.
Site has a degree of impact on material policy designations, notably that the site falls within the World Heritage Site Buffer Zone under
policy NBE25 of the Adopted Local Plan.
There are infrastructure constraints indentified in the traffic and transportation study.
No known constraints, amenity unaffected
There are no other issues that would constrain development
Landownership known, single ownership no issues
Site is viable - developer able to realise reasonable profit taking account of all costs and values of development, including relevant planning
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obligations and other contributions.
Summary Site SHLAA506 is located to the south of Matlock, on the south western side of existing residential development at Tor Rise off Starkholmes Road and close to
High Tor in the south. The site comprises greenfield land, former agricultural land in open countryside that is now developing as woodland with tree cover well
established.
The site lies within flood zone 1 and is therefore in an area with a low probability of flooding. The site may contain contamination and would require investigation
and survey work to be undertaken.
The site has good access to the local primary school and bus services in Starkholmes. Further services and facilities are available within Matlock Green and
Matlock town centre.
The site lies within an area of high landscape sensitivity and within the Derwent Valley Mills World Heritage Site Buffer Zone. The landscape assessment
concludes there is no capacity for development which is likely to result in significant impacts on landscape character and visual amenity. Similarly the historic
environment assessment concludes development is likely to result in harmful impact on the World Heritage Site Buffer Zone, and may result in harmful impacts to
the significance/setting of a nearby Scheduled Monument, Conservation Area and Registered Historic Park and Garden.
The site is considered to be of high nature conservation value, with Derbyshire Wildlife Trust stating that the broad leaved woodland on the site may potentially
qualify as a UK BAP priority habitat.
The Highways Authority conclude that no satisfactorty access can be achieved to serve the site. The route between existing residential properties has insufficient
geometry and rises at an excessive gradient.
Based on the outcome of the SHLAA assessment it is considered that the site is constrained and not suitable for development, primarily due to the landscape,
heritage and highway issues identifed. The site is therefore discounted from the SHLAA.

01 July 2016
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Site Reference SHLAA507e
Site Area (Ha) 1
Capacity\ 0
Include within SHLAA

Final Assessment
Category
Undevelopable
constrained.

Time Period
(Years)

Number of
Dwellings

Anticipated timeframe
Site Address Land at Mayfield Road, Ashbourne

0 - 5:
6 - 10:
11 - 15:

Discount from SHLAA

15 Plus:
Map

Flood Risk Red

Image

The majority of the site is within flood zone 3 and not suitable for development.

Environment Ecology Red

Derbyshire Wildlife Trust state that the site supports a mosaic of trees, scrub, tall herb and grassland as well as a pond in the south. There
are also protected species on site and adjacent to the site. The site does not have a nature conservation designation and the type and
diversity of habitats present is probably of local value only. However, the pond could be of higher value. It is also considered likely to be
very challenging to address the protected species issues present here.
The potential impact on biodiversity at this site is considered to be high mainly due to the protected species issues, but also a loss of seminatural habitat and associated biodiversity.

Landscape Red

The landscape assesments considers that there are potential adverse impacts on landscape character due to intrusion into the countryside
and key features at risk (hedgerows and trees). Potential adverse impact on ecology, key features at risk. Potential adverse impact on
settlement pattern as well outside settlement framework boundary, far removed from other housing development. Potential adverse impact
on visual amenity, key features at risk. There is no capacity for development which is likely to result in significant adverse impact on
landscape character and settlement pattern. The site falls outside the area of search in the landscape sensitivity study undertaken by
Wardell Armstong.

Historic Environment Green

01 July 2016

The historic environment assessment concludes that there are no heritage assets within the site. Immediately

to the north of the site is
extensive survival of medieval ridge & furrow. Within

the surrounding area there are a number of heritage assets.There

are a number of
heritage assets in relatively close proximity to the site (medieval ridge & furrow). Development

is likely to result in minimal impact to/on the
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significance/setting of heritage assets. No archaeological issues.
Trees and Hedgerows Amber

Site is currently colonised by rough grasses and other vegetation being bounded on all sides by high growing hedgerows with occasional
hedgerow trees. Part of the field to the south of the application site appears to have been planted with trees which are now becoming
established. A strongly growing hedge runs, almost continuously, along the southern side of Watery Lane. Key features include field
boundary hedgerows and site trees. Although there are trees on the site this would not hinder development. Mitigation may be achieved.

National Park status Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

National Park extent Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

Contamination Green
Topography Green
Local Character Amber
Highway Infrastructure Amber

Public Transport Green
Services and Facilities Green
Educational Facilities Amber
Retail Facilities Green
Health Facilities Amber
Pedestrian and cycling Amber
Previously Developed Land Red
Open Space or Recreational Amber
Material policy Green
Infrast. Capacity or Utilities Amber
Bad Neighbour Impact Red
Other Issues Green
Land Availability Green
01 July 2016

There are no known contamination or unstable land issues, or risks of the need for remediation.
Site is predominantly flat with no known topography constraints.
There would be an adverse impact on the existing character of the settlement, however this could be mitigated.
The highways Authority comment that a satisfactory access can be achieved off Mayfield Road. Given the site frontage available as drawn
it is likely acceptable access arrangements could be provided, however, it is likely any access would need to be located towards the
western part of the site to ensure adequate emerging and forward visibility sightlines (to right turning vehicles) could be achieved.
Satisfactory access could not be achieved from Watery Lane, which is a single vehicle width, un-adopted route with no pedestrian margins,
drainage or street lighting. It is not considered suitable in its current form to support additional traffic on the scale that may be expected on
the site. Safe access can be achieved with localised highway improvements. Significant impacts on highway network can be mitigated in
part.
Site is within a 10 mintue walk of a bus stop, around 400 metres away on Mayfield Road.
The site lies to the west of Ashbourne Town Centre. Accordingly the site is within good proximity of a range of service and facilities
available within the Market Town.
Site is within a 10-20 minute walk of St Oswalds C of E School , around 1150 metres away.
Site is within a 10 minute walk of retail facilities, around 700 metres away.
Site is within a 10-20 minute walk of health facilities on Clifton Road, around 1350 metres away.
Limited accessibility. Pavement along Mayfield Road. Site is on the edge of the settlement. Opportunities for improvement and
enhancement.
Site is 100% greenfield.
Site is quite small in size but any increase in population in this area could have an impact on build sports facilities, playing pitches and
open space including children's play areas in the town. There would be some loss of open space.
Site is in accordance with material policy considerations and designations.
There are infrastructure constraints, identified in the Traffic and Transportation Study.
Unacceptable high adverse effect for occupiers, insurmountable issues. Neighbouring land uses include a sewage plant and recycling
centre.
There are no other issues that would constrain development.
Land ownership known, single ownership , no issues.
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Land Achievability Green

Site is viable - developer able to realise reasonable profit taking account of all costs and values of development (including planning
obligations and other contributions)

Summary Site lies adjacent to the planning application 15/00181/FUL for 4 pitches which has been granted. Site consists of fields off Mayfield Road and Watery Lane which
lie between a re-cycling facility and a sewage works and opposite an extensive allotment site. Site is currently colonised by rough grasses and other vegetation
being bounded on all sides by high growing hedgerows with occasional hedgerow trees. A strongly growing hedge runs, almost continuously, along the southern
side of Watery Lane. The site is low lying and, though in a prominent location beside the road, is well screened by existing and developing vegetation.
The site has been suggested for consideration for employment purposes. There is a a potential adverse impact of employment related development on the
landscape character and ecology of the site. Also potential adverse impact on settlement pattern and visual amenity. Derbyshire Wildlife Trust state that the site
supports a mosaic of trees, scrub, tall herb and grassland as well as a pond in the south and that there are also protected species on site and adjacent to the site.
The site does not have a nature conservation designation and the type and diversity of habitats present is probably of local value only. However, the pond could
be of higher value. It is also considered likely to be challenging to address the protected species issues present here.The potential impact of employment
development on biodiversity at this site is considered to be high mainly due to the protected species issues, but also a loss of semi-natural habitat and associated
biodiversity. The site also lies partially within flood zone 3.
The site is therefore considered undevelopable for employment and is discounted from the SHLAA. Should alternative uses be proposed for this site in the future
the site would need to be reassessed.

01 July 2016
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SHLAA Stage B Sites Detailed Assessments by Settlement
Settlement: Tansley
Site Reference SHLAA508
Site Area (Ha) 0.21
Capacity\ 6

Final Assessment
Category
Developable.

Time Period
(Years)

Number of
Dwellings

Anticipated timeframe
Site Address Cliff Garage and Premises, Tansley

0 - 5:

Include within SHLAA

6 - 10:

Discount from SHLAA

11 - 15:
15 Plus:
Map

Flood Risk Green
Environment Ecology Green

Landscape Green
Historic Environment Green
Trees and Hedgerows Green

Image

The site is not affected by identified areas of indicative flooding and is within flood zone 1.
Derbyshire Wildlife Trust state that the site appears to be urban in nature with existing buildings and associated infrastructure, hardstanding
etc. As such it is not thought likely to be of value for biodiversity. However, buildings could provide roosting opportunities for bats and
surveys would need to be undertaken to assess this aspect of any development. There are no known natural environment related
constraints and/or there is the opportunity to enhance the natural environment.
There are no landscape issues attached to the site. Development for housing is likely to be of benefit. There is capacity for development.
There are a number of heritage assets within the surrounding area. Development of site is likely to result in minimal impact to/on the
significance / setting of heritage assets. No archaeological issues.
There are limited trees on the site and none are designated as a TPO. Opportunities for improvement and enhancement.

National Park status Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

National Park extent Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

Contamination Amber

01 July 2016

Site is a former garage with fuel tanks still on site, potential to de-commission the tanks in the future for re development of the site would
need to be explored. The site is potentially contaminated or unstable and requires further investigation and remediation.
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Settlement: Tansley
Topography Green
Local Character Green
Highway Infrastructure Amber

Public Transport Green
Services and Facilities Green
Educational Facilities Green
Retail Facilities Red
Health Facilities Red
Pedestrian and cycling Amber
Previously Developed Land Green
Open Space or Recreational Green
Material policy Green
Infrast. Capacity or Utilities Green
Bad Neighbour Impact Amber
Other Issues Green
Land Availability Green
Land Achievability Green

The topography of the site is slightly sloping however it is not considered this would have an adverse impact, the site can be developed.
There is the opportunity to enhance the local character.
The highways Authority state that a satisfactory access could possibly be achieved, the existing site has 3 points of access to the highway
network – two accesses to Alfreton Road and one to Alders Lane. All have limitations when compared to current safe minimum criteria,
given the existing horizontal and vertical alignments of the A615, proximity of the Alders Lane junction and limited frontage to Alders Lane
itself. A detailed design, based on captured vehicle speeds and accurate topographical survey,
together with revised access location would need to be submitted to ensure satisfactory access arrangements could be provided to serve
the site.Previous and existing traffic generating site uses would need to be taken into consideration when looking at any new access
proposals for this site. Safe access can be achieved with localised highway improvements.
The site is within a ten minute walk of a bus stop on Alfreton Road, 150 metres away.
The site is opposite to The Royal Oak Public House. There is no shop within the village of Tansley. There is a church, village hall, three
Public Houses and a school, garden centre, sports pavillion, childrens play area and playing fields within the parish of Tansley.
The site is within a ten minute walk of Tansley Primary school, around 650 metres away.
There is no shop within the village of Tansley, travel to Matlock would be reuired to access retail facilities.
Over 20 minutes walk. There is no doctors surgery in Tansley, therefore car or public transport would have to be considered to access
facilities in Matlock.
Limited accessibility, there are pavements along Alfreton Road however this is on the opposite side to the site. Opportunities for
improvement and enhancement.
Site predominately brownfield more than 70%
There would be no loss of recreation or open space facilities.
Site is in accordance with material policy considerations and designations.
There is sufficient infrastructure in place to serve the development. No capacity constraints.
Moderate adverse effect for occupiers, constraints may be overcome by design/ mitigation. Site adjacent noisy main road.
There are no other issues that would constrain development.
Land ownership known, single ownership, no issues.
Site is viable - developer able to realise reasonable profit taking account of all costs and values of development (including planning
obligations and other contributions)

Summary Site is a former garage and premises which is currently used as a horticultural nursery and retail outlet. Site is located south of Alfreton Road within a cluster of
residential development which forms part of Tansley. The Royal Oak Public House is located opposite.
The site comprises previously developed land which is surrounded on three sides by residential development. The Highways Authority confimr that a satisfactory
access to serve development can be achieved with localised highway improvements. Given the brownfield nature of the site Derbyshire Wildlife Trust consider
the site to be of low nature conservation, however further survey work to investigate whether any of the existing buildings provide roosting appartments for bats
would be recommended. Re-development of the site for residential uses is likely to result in a net benefit for the local character and visual amenity of the area.
Development is likely to result in minimal impact on heritage assets.

01 July 2016
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The site is available, having been suggested by the landowner and is considered achievable. Based on the outcomes of the assessment the site is considered
suitable for a small number of units and therefore included in the SHLAA as developable.

01 July 2016
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SHLAA Stage B Sites Detailed Assessments by Settlement
Settlement: Brailsford
Site Reference SHLAA510
Site Area (Ha) 5.5

Final Assessment
Category
Undevelopable
constrained.

Capacity\
Include within SHLAA

Time Period
(Years)

Number of
Dwellings

Anticipated timeframe
Site Address Land at Church Lane, Brailsford

0 - 5:
6 - 10:
11 - 15:

Discount from SHLAA

15 Plus:
Map

Flood Risk Green
Environment Ecology Green

Landscape Red

Historic Environment Red

01 July 2016

Image

The site is not affected by identified areas of indicative flood mapping and is located within flood zone 1.
There are no known natural environment related constraints and/or there is the oppportunity to enhance the natural environment.
Derbyshire Wildlife Trust state that they have no records of any habitats of nature conservation value and there are no designations at this
site. However, there are hedgerows and trees around the boundaries and two ponds occur in adjacent fields. Bats and great crested newt
occur locally. The fields themselves support grassland vegetation and whilst these have never been identified as being of conservation or
biodiversity value this would need to be confirmed.The potential impact on biodiversity at this site is considered to be low, but the protected
species issues would need to be assessed and any mitigation required fully implemented.
The landscape assessment concludes that the land is of high landscape sensitivity. Potential adverse impacts on landscape character are
identified due to unwarranted intrusion into the countryside with key features at risk including loss of Grade II agricultural land. Potential
adverse impact on ecology with key features at risk. Potential adverse impact on visual amenity being a prominent site within a wide range
of views. Potential adverse impact on settlement pattern being significantly removed from the main body of the village. Potential adverse
impact on the historic environment of the Conservation Area and the area associated with the former Brailsford Hall. The assesment
concludes there is no capacity for development which would result in significant adverse impact on local landscape character, visual
amenity, settlement pattern and the historical environment.
The historic environment assessment considers that development of the site adjacent to, and in close proximity to the Conservation Area
boundary may result in harmful impact to/on the significance / setting of the designated and non-designated heritage assets.
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Settlement: Brailsford
Development of the site is likely to result in harmful impact to/on the significance of the historic & archaeological interest of the site with the
County Archaelogist noting a possible medieval hall and moated manor site (HER 17201). It is recommended that an archaeological
assessment and evaluation is undertaken as part of a planning application.
Trees and Hedgerows Amber

Site is bounded by native species hedgerows with hedgerow trees. Although there are some trees on the site this would not hinder
development. Mitigation may be achieved.

National Park status Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

National Park extent Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

Contamination Green
Topography Green
Local Character Red
Highway Infrastructure Red

Public Transport Green
Services and Facilities Amber
Educational Facilities Green
Retail Facilities Green
Health Facilities Green
Pedestrian and cycling Red
Previously Developed Land Red
Open Space or Recreational Amber
Material policy Red
Infrast. Capacity or Utilities Green
Bad Neighbour Impact Green
Other Issues Amber
Land Availability Green
Land Achievability Green

01 July 2016

There are no known contamination or unstable land issues, or risks of the need for remediation.
The topography of the site is slightly sloping/underlating, however it is not considered this would have an adverse impact, the site can be
developed.
Based on the Landscape and Historic Environment assessmnet it is considered that there would be significant adverse impact on the local
character which cannot be mitigated.
There are significant issues with access. No safe access can be achieved. The Highways Authority indicate that there is insufficient
frontage to a public highwayto provide an acceptable or safe means of access to serve the site, given the highway alignment and limited
forward and emerging visibilities potentially available in the vicinity of the site. Highways Authority indicate that no additional land would
appear to be controlled by the applicant which could be used to provide access. An adjoining SHLAA site (SHLAA276) has also been
assessed from a highways perspective, however, concerns over access were also raised in connection with that site and therefore it is
unlikely that SHLAA276 could provide an access ‘gateway’ to serve the land identified for this site (SHLAA510).
The nearest bus stop is on the A52 within a 10 minute walk and around 450 metres away.
The range of services and facilities within Brailsford is limited, access to Ashbourne or Derby would be required to access a wider range of
facilities
The nearest school, Brailsford Primary School, is within a 10 minute walk around 700 metres away.
The nearest shop, Brailsford convenience store, is within a 10 minute walk around 6500 metres away.
The nearest doctors, is within a 10 minute walk around 300 metres away.
Very limited pedestrian and cycle links. No pavement along Main road.
Site is 100% greenfield.
There would be some loss of open space or recreation facilties.
Site falls within area designated as grade 2 agricultural land. Site has a degree of impact on material policy consideration and designations.
There is sufficient infrastructure in place to serve the development. No capacity constraints.
No known constraints, amenity unaffected.
There are other issues that would constrain development however mitigation is possible. A footpath runs across the site.
Land ownership known, single ownership, no issues.
Site is viable - developer able to realise reasonable profit taking account of all costs and values of development (including planning
obligations and other contributions)
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Summary Greenfield site located to the South of Brailsford. Site comprises two agricultural fields down to pasture in open countryside and bounded by native species
hedgerows with hedgerow trees. The area is in an elevated position in relation to the village and has a domed landform.
The sites landscape sensitivity to housing development is high, with potential adverse impact on landscape characterand ecology. Also potential adverse impacts
on visual amenity and on settlement pattern are identified in the landscape assessment. Development of the site adjacent to, and in close proximity to, the
Conservation Area boundary site may result in harmful impact to/on the significance / setting of the designated and non-designated heritage assets.
The Highways Authority indicate that there is insufficient frontage to a public highway to provide an acceptable or safe means of access to serve the site, given
the highway alignment and limited forward and emerging visibilities potentially available in the vicinity of the site. The Highways Authority indicate that no
additional land would appear to be controlled by the applicant which could be used to provide access. An adjoining SHLAA site (SHLAA276) has also been
assessed from a highways perspective, however, concerns over access were also raised in connection with that site and therefore it is unlikely that SHLAA276
could provide an access
‘gateway’ to serve the land identified for this site (SHLAA510).There is very limited pedestrian and cycle links with no pavement along Main road.
The site lies within flood zone 1 and is unlikely to be at risk of flooding. As a greenfield site the site is also unlikely to be at risk of the need of remediation,
On balance in light of the landscape, heirtage and highway constraints identified it is considered that the sites suitability is constrained it is therefore considered
undevelopable and discounted from the SHLAA.

01 July 2016
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Settlement: Doveridge
Site Reference SHLAA511
Site Area (Ha) 1.62
Capacity\ 22

Final Assessment
Category
Developable.

Time Period
(Years)

Number of
Dwellings

Anticipated timeframe
Site Address Land North of Derby Road, Doveridge

0 - 5:

Include within SHLAA

6 - 10:

Discount from SHLAA

11 - 15:
15 Plus:
Map

Flood Risk Green

Image

The site is not affected by identified areas of indicative flood mapping and is located within flood zone 1.

Environment Ecology Green

There are no known natural environment related constraints and/or there is the oppportunity to enhance the natural environment.
Derbyshire Wildlife Trust state that they have no records of any habitats of nature conservation value and there are no designations at this
site. However, there are hedgerows and trees around the boundaries and ponds occur in nearby fields. Great crested newt occurs locally.
The field supports grassland vegetation and whilst this has never been identified as being of conservation or biodiversity value this would
need to be confirmed. The potential impact on biodiversity at this site is considered to be low, but the protected species issues would need
to be assessed and any mitigation required fully implemented.

Landscape Amber

the site lies within an area of low sensitivty. The landscape assessment concludes that there is potential adverse impact on landscape
character through the extension of development into the countryside with key features at risk. Potential adverse impact on the historic
environment through theloss of ridge and furrow. Potential adverse impact on settlement pattern as the site is removed from the village
centre. Potential adverse impact on visual amenity, neighbouring residents and visitors to the cemetery. Notwithstanding the impact on the
environment there is capacity for development across the site. Key features must be retained and protected. As part of any development
appropriate and sufficient measures must be included to mitigate potential adverse impact on neighbouring residents and visitors to the
cemetery.

Historic Environment Red

01 July 2016

The historic environment assessment considers that development of this site is likely to result in harmful impact on the surviving medieval
ridge & furrow. The site is within an area of medieval/post-medieval ridge and furrow earthworks (HER 19129), though this has been
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Settlement: Doveridge
substantially disrupted by construction of the A50. It is recommended that an archaeological assessment is undertaken as part of a
planning application.
Trees and Hedgerows Amber

Thick belts of trees and understorey shrubs associated with the A50 in the north and Derby Road in the south. Hedgerow defines field
boundary with the cemetery in the west. Key features include belts of trees and shrubs and boundary hedgerows. Although there are some
trees on the site this would not hinder development. Mitigation may be achieved.

National Park status Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

National Park extent Green

Site will have no impact on the purposes of the National Park and presents opportunities for enhancement.

Contamination Green
Topography Green
Local Character Amber
Highway Infrastructure Amber

Public Transport Green
Services and Facilities Amber
Educational Facilities Amber
Retail Facilities Amber
Health Facilities Red
Pedestrian and cycling Amber
Previously Developed Land Red
Open Space or Recreational Amber
Material policy Green
Infrast. Capacity or Utilities Green
Bad Neighbour Impact Amber

01 July 2016

There are no known contamination or unstable land issues, or risks of the need for remediation.
Site is predominantly flat with no known topography constraints.
There would be an adverse impact on the existing character of the settlement, however this could be mitigated.
Safe access can be achieved with localised highways improvements. The Highways Authority state that access can be achieved from
Derby Road, the highway margin fronting the site is very wide at this location, therefore it is likely, with some modification of the existing
highway format / layout, to provide an access meeting current safe minimum criteria, within the constraints of the site frontage available.
Some modifications would however be required within existing highway limits to ensure adequate access arrangements and visibility
sightlines could be provided to serve any development. Highways Authority state that access could possibly also be achieved off Upwoods
Road, the frontage available to Upwoods Road is more constrained and the site emerges onto Upwoods Road at the 30 / 60mph speed
limit.
Detailed design information, based on captured vehicle speeds and accurate topographical surveys, would need to be provided to
demonstrate safe minimum access criteria could be achieved. From a highways perspective, given the more limited geometry on Upwoods
Road and the potential for more vehicle conflict along its length, it would be preferable if the development was served off of Derby Road, via
a single point of access.
The nearest bus stop is within a 10 minute walk around 400 metres away.
A limited range of services and facilities are available within Doveridge in order to access a fuller range of services travel to a higher order
settlement such as Ashbourne or Uttoxeter may be required.
The nearest school, Doveridge Primary School, is within a 10-20 minute walk around 1100 metres away.
A local convenience store is located within a 10-20 minute walk around 750 metres away.
The nearest doctors is within the village of Sudbury or within Uttoxeter, over a 20 minute walk away.
Limited accessibility. Pavements run along Upwoods Road, this would need to be extended in order to reach the site. Pavements runs
along Main Road. Site is on the edge of the settlment. Opportunities for improvement and enhancement.
Site is 100% greenfield.
There would be some loss of open space.
Site is in accordance with material policy considerations and desginations.
There is sufficient infrastructure in place to serve the development. No capacity constraints.
Possible noise issues affecting residential amenity. Moderate adverse effect for occupiers, constraints may be overcome by
design/mitigation
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Settlement: Doveridge
Other Issues Amber
Land Availability Green
Land Achievability Green

There are other issues that would constrain development however mitigation is possible. Power cables run over the site and a number of
associated poles are situated on site.
Land ownership known, single ownership , no issues.
Site is viable - developer able to realise reasonable profit taking account of all costs and values of development (including planning
obligations and other contributions)

Summary Greenfield site located to the North of the settlement of Doveridge. Site is an agricultural field used for pasture which is generally level. Existing housing
development is located adjacent to the east, with the A50 bounding the site to the North.
The site is greenfield, therefore unlikely to be at risk of contamination and does not fall within a flood zone. Derbyshire Wildlife Trust state that they have no
records of any habitats of nature conservation value and there are no designations at this site. The potential impact on biodiversity at this site is considered to be
low, but protected species issues would need to be assessed and any mitigation required fully implemented. The site lies within an area of low landscape
sensitivity. Although there is a potential for adverse effects to the landscape there is capacity for development across the site. Key features must be retained and
protected. As part of any development appropriate and sufficient measures must be included to mitigate potential adverse impact on neighbouring residents and
visitors to the cemetery.
The historic environment assessment concludes development is likely to result in impact on the surviving medieval ridge and furrow.
The site lies to the north western side of the village of Doveridge and has good access to the facilities within the village. Public transport is accessible with nearby
bus stops within a 10 minute walk. The Highways Authority state that access can be achieved from Derby Road. Access could possibly also be achieved off
Upwoods Road. From a highways perspective, given the more limited geometry on Upwoods Road and the potential for more vehicle conflict along its length, it
would be preferable if the development was served off of Derby Road, via a single point of access.
The possible noise issues affecting arising from the close proximity of the A50 could be overcome by design/mitigation.
The site is considered available and achievable. Based on outcomes of the assessment the site is deemed developable and therefore included with the SHLAA.

01 July 2016
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APPENDIX 3
SHLAA Ref
Ashbourne
SHLAA215

Brailsford
SHLAA177

Address

Representation Received

Revised Assessment Outcome

Shaw Wood,
Derby Road,
Ashbourne

Representations received regarding objection in Highway Authority Comments:
respect of the omission of Land at Shaw Wood,
Derby Road, Ashbourne from allocation for A revised location plan indicating the
residential development under policy HC2.
additional area of land which may be
available for access would need to be
The District Council’s assessment of this site is provided to the Highways Authority in order
inaccurate. The site is in a sustainable location, for them to reassess the site.
would help the Council achieve its objectively
assessed need (OAN) and was previously
identified as a high priority. The access can be
relocated to the north where adequate visibility can
be achieved.

Land south of
the A52 west
on Brailsford,

A draft concept plan for the site has been submitted
to Derbyshire Dales District Council alongside an
analysis of the District Council’s assessment which
is felt to be inaccurate for the following reasons:
• Landscape- There are discrepancies within
the scoring of the sites with those closer to
the village scoring amber, suggesting the
landscape assessment is linked to the
relationship with the village rather than with
the landscape. There is also some overlap
and potential double counting with other
categories. Site 177 is relatively
inconspicuous and well contained, in
contrast with the other sites which are much
more prominent, particularly throslenest way
and SHLAA479. Site 177 has a gradual fall
and is well related to the village with the
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Highway Authority Comments:
The Highway Authority consider access
could be provided directly to the A52, for
development of the site in isolation,
although a combined access strategy
would be required if SHLAA233 was also
being included within the housing
allocations; to ensure acceptable access
arrangements could be provided to serve
both sites. The site promoter suggests that
additional footways could be created,
which would certainly seem feasible to
achieve and would also add measures to
assist pedestrians crossing the A52 (to
access eastbound bus stops, schools,
employment etc.) would also need to be

•

benefit of long outward views which are
clearly framed by tree lines and thick hedges
lines. The Wardell Armstrong study is also
contrary to previous landscape assessment
undertaken by DDDC and with Sensitivity
Assessment which shows the site as being
in an area of Secondary Sensitivity. It is also
in conflict with work undertaken on behalf of
the landowner by Landscape Consultant, Liz
Lake Associates. Any landscape impact
from the development can be mitigated and
the relationship of the village with the site
can enhance the landscape and offer new
landscape vistas, through the delivery of the
green wedge extending from the village to
the church. Sit should be scored at most
Amber.
Historic Environment- When identifying sites
the appropriate tests for heritage assets and
conservation areas should be applied. Good
design and planning involves judging the
specific impact of schemes on heritage
assets and blending development in with the
existing fabric – or protecting the asset
through good design and/or careful
screening. The proposals for the site create
a new area of public open space on the site
of ‘Brailsford Green’ with enhanced public
access to open land which will relate well to
the listed buildings and the Conservation
Area thereby ‘preserving’ the heritage asset
and improving its setting. It will also protect
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provided. This would be considered
essential mitigation to support residential
development at this location.
Landscape Officer Comments:
Landscape assessment raises concerns
regarding the high landscape sensitivity of
the site, the effect on the historic
environment by development in the east of
the site which provides a setting for the
Conservation Area. Areas to the north of
the A52, which are closely associated with
extensive areas of more modern
development, are not affected in this
regard. Areas in the west of the site have
only a distant relationship with the centre
of the village. Development here would
have a significant adverse impact on
settlement pattern particularly if no
development in the east of the site was
possible because of its relationship with
the Conservation Area.
There would be significant adverse impact
on local views from residential properties
(depending on development layout) and a
public footpath in an area which is not
characterised by modern development (as
is the case north of the A520) and enjoys a
strong visual connection with the wider
countryside to the south. It is accepted

•

•

•

views through the listed arched barn and
avoid direct impact on any Listed Buildings.
The boundary of the Brailsford Conservation
Area is also questionable the scoring now
needs to be seen in this context and should
be scored green.
Trees and Hedgerows- the Concept Scheme
involves the reinstatement of some of the
historic hedgerows, bringing a positive
benefit. The prominent Oak tree in the field
will become a key feature of the site and
hedges surrounding the site will be
strengthened. The positioning of site 177
means there would be no need for the
hedges to be removed for the sight lines.
The net impact would be positive and the
site should be rescored as green.
Local character- As with the landscape
category there is a strong element of double
counting. The scheme for this site maintains
a more compact village form rather than the
current draft Local Plan proposals which aim
to expand the village unnaturally into open
countryside. The Brailsford Green Concept
Plan shows that well designed development
can be achieved without damaging Local
Character, the proposals will actually
enhance the character of Brailsford whilst
integrating with communities. Site should be
recorded as Amber.
Highways- There is scope for discharging
the limited amount of traffic generated by the
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that long views from public viewpoints into
the site from the south are restricted.
Views to higher areas in the north, are
generally across the plateau and are more
heavily filtered by field boundary
hedgerows, trees and blocks of woodland.
Conservation Officer Comments:
A comprehensive historic environment
assessment of the site has been
undertaken by the District Council’s
Conservation Officer to inform the SHLAA
assessment. The historic environment
assessment concludes that development is
likely to result in harmful impact on the
to/on the significance/setting of the
Conservation Area and the listed buildings.

•

•

•

•

development directly onto the A52. Site 177
has an easy access onto the main road (with
a wide verge create by a previous road
realignment of the A52). There are no
ransom problems, which arise on other
identified sites. A full highway and technical
report has been undertaken for the site. The
site is adjacent to bus stops and has simple
pedestrian links with other parts of the
village. There are no significant impacts on
the network which need to be mitigated.
Site should be recorded as green.
Public Open Space and Recreation- the
Concept Plan proposes to relocate the
allotments to a more tranquil position away
from A52, in consultation with the allotment
holders. Site should be scored as green.
Services and facilities- Site 177 is closer
than other sites and located on the same
side of the A52 road as most of the facilities
within Brailsford.
Material Policy- This refers again to the
agricultural land quality and the loss of
allotments. It is important to emphasise that
the allotments would be accommodated as
part of any scheme. It is stated that the site
has a degree of impact on material policy
considerations and designations, should this
relate to Conservation Area and Listed
buildings then this constitutes ‘double
counting’.
Pedestrian and Cycling- The entry refers to
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difficulties of access into the village and the
lack of a pedestrian footway, but the scheme
would improve the footway. Access would
be achieved via the existing public footpath
link as well as via pavements along A52.
There are bus stops immediately outside the
site and there would be an encouragement
to use bus services.
In addition to the above information an assessment
of the impact of proposed residential development
on heritage assets has also been submitted. This is
an initial assessment of the impact of proposed
residential development of land on heritage assets
in this area, including the Brailsford Conservation
Area, four grade II listed buildings within the village
and the grade I listed parish church, which stands
in open countryside to the west. The significance of
these assets and the contribution to significance
made by their settings is considered. The proposed
residential development has been carefully
conceived to avoid any physical intrusion into the
open area to the west of Brailsford that forms the
setting of the western part of the Brailsford
Conservation Area; the setting of four grade II listed
buildings in this part of the village; and part of the
wider setting of the freestanding grade I listed
parish church. The land will be kept open and free
of built development. The reinstatement of some
lost historic hedgerows will result in a modest
enhancement of the settings. Critically, the
development as proposed will preserve the settings
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of the heritage assets in question, and will cause
no harm to their significance. Furthermore, the
retention of the open land will maintain the long
distance views towards the tower of the parish
church that can be enjoyed from the public footpath
that crosses the open land to the west of The
Green and forms an important link between the
village and the church.
Darley Dale
SHLAA176

Land off South
of Oake Estate,
Darley Dale

Representations received regarding objection in
respect of the omission of Land off South of Oake
Estate, Darley Dale from allocation for residential
development under policy HC2. The
representations state that the site should be
reassessed and considered suitable for
development for the following reasons:
•

•

Environment/Ecology - No evidence that the
site was ever ‘parkland’ and is not shown as
such on early maps of Whitworth Park. It
does contain an avenue of trees but that
element of the historic landscape was
destroyed when the cemetery was
developed. Submitted indicative layout
illustrates development of 44 dwellings and
ensures that land on the A6 frontage would
be retained and made into real parkland with
public access and additional tree planting.
Landscape - The site is virtually and
functionally separated from the Whitworth
Centre and Park by the cemetery and the
football pitch. On early maps of the Park
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Conservation Officer Comments:
The Historic Environment Assessment
undertaken by the District Councils
Conservation Officer states potential
heritage assets that may be affected by
development include Listed Buildings;
Registered Historic Park- Whitworth Park
(Grade II) and Historic Environment
Records. The assessment also states that
the 1898 OS Map depicts the site as
containing a continuation of the avenue of
trees aligned with the cross walk to the
rear of the Whitworth Institute. It also
depicts this site with a number of individual
and groups of trees, together with a bank
of denser planting along part of its northwestern boundary.
The Historic Environment Assessment
concludes development is likely to result in
harmful impact to/on the significance/
setting of designated heritage assets –

•

•

•

•
•

•

•

neither the football pitch, cemetery nor the
site proposed were identified as being part
of the Whitworth Park.
Historic Environment - The site cannot be
seen from the Whitworth Centre, housing
would not threaten the character of the
adjacent parkland, which is and always has
been a football pitch.
Trees and Hedges - The submitted
indicative layout for development of the site
shows retention of virtually all trees with
opportunities for enhancement.
Local Character - development would not
have any visual impact on heritage assets.
The proposal for development maintained
the greenspace on the A6 and would enable
residents to enjoy an additional area of
parkland and provide a new pedestrian route
from Churchtown to Darley Dale Station.
Highways - submitted development plans
indicate that an appropriate access design
can be achieved off the A6.
Services and Facilities - Churchtown School
is 400m away and scoring of Amber of
education and services and facilities should
be green.
Pedestrians and cyclists - full access to the
site on the path adjoining the railway, by
Summer 2016 the Multi- Purpose Trail will
be completed. Additional pathways could be
created through development.
Previous development - stating that the land
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Whitworth Park and associated buildings.
Landscape Officer Comments:
The landscape assessment concludes that
there is no capacity for development, it
would likely result in significant adverse
impact on landscape character, ecology,
the historic environment, visual amenity
and settlement pattern. The site is within
an area identified to have a high landscape
sensitivity. The assessment notes that
significant areas of the site are included
within the Registered Park and Garden
associated with the Whitworth Institute.
Avenue and roadside trees (which are part
of an extended roadside feature known as
the ‘Whitworth Limes’ are protected by
TPO.
In respect of open space the landscape
assessment considers the site provides
valuable open space stating “core area of
Darley Dale characterised by high density
residential and other development relieved
by open space associated with the
Whitworth Institute of which the site is
part”. The assessment concludes
development would have potential adverse
impacts on settlement pattern through the
loss of important open space at the heart
of the community.

•

•

•

is designated as an historic park is incorrect.
No evidence for this designation, historic
maps of the Whitworth Park do not include
this site.
Open space - the site offers no facilities for
recreation, is it currently used for animal
grazing. The proposed development
provides recreational open space.
Material Policy - In respect of policy NBE9 –
Protecting the important open spaces
alongside the A6 through Darley Dale of the
Adopted Local Plan, the proposed
development would provide open space to
the A6, furthermore the policy contains a
specific exclusion for development aimed at
improving the facilities of the Whitworth
Trust.
Amenity - proposed development would be
some distance from the Peak Rail line, traffic
is light on the line and impact on houses
would be positive.

Highways Authority Comments:
The Highways Authority considers that a
satisfactory access to serve development
can be achieved from the A6.
Comments on services and facilities,
pedestrian and cycling noted and SHLAA
assessment revised.
Other Comments:
The purpose of policy NBE9 is to protect
important undeveloped land within the
Matlock to Darley Dale corridor. The policy
states planning permission will only be
granted is it consists of an extension of an
existing building; or is required for the
purposes of agriculture, forestry or outdoor
recreation or it is required for the purposes
of regenerating, improving and/ or
extending the facilities at the Sir Joseph
Whitworth Centre; and does not have an
adverse impact upon the open character of
the area. Policy PD11 of the Draft
Derbyshire Dales Local Plan (April 16)
seeks to safeguard the intrinsic character
and quality of open spaces through the
Derwent Valley between Matlock and
Darley Dale.
No evidence has been submitted to the
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District Council to demonstrate that the
development of this site will improve and or
extend the facilities at the Sir Joseph
Whitworth Centre.

SHLAA240

Land at
Stancliffe Hall,
Darley Dale

Representations received regarding objection in
respect of the omission of Land at Stancliffe Hall,
Darley Dale from allocation for residential
development under policy HC2. The
representations state that the site should be
reassessed and considered suitable for
development for the following reasons:
Representations submitted that the site is capable
of accommodating sustainable development that
takes account of landscape and heritage assets.
The site lies within Darley Dale which is identified in
policy S3 – Settlement Hierarchy as a sustainable
settlement for development. The District Council
has stated that it is unable to meet the full
objectively assessed need, and has not correctly
applied the planning balance outlined within the
National Planning Policy Framework (NPPF) and
has dismissed sites without adequate assessment.
The Councils assessment of SHLA240 is
inaccurate for the following reasons:
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Proximity to Peak Rail is noted, the SHLAA
assessment concludes the impact on
amenity may be an issue but is likely to be
overcome through mitigation.
Conservation Officer Comments:
A comprehensive historic environment
assessment of the site has been
undertaken by the District Council’s
Conservation Officer to inform the SHLAA
assessment. The historic environment
assessment concludes that development is
likely to result in harmful impact on the
significance and setting of Stancliffe Hall
and its associated parkland and context.
Landscape Officer Comments:
The landscape assessment concludes
development will result in some adverse
impact on landscape character with the
loss of open space, this can be mitigated
by retaining surrounding belts of woodland
and trees and retaining open space and
substantial planed areas within any design.
Existing screening can be reinforced with
additional planting. Landscape appraisal

•

•

•

SHLAA284

Land between
Old Hackney
Lane and

Historic Environment -The SHLAA
Assessment refers to ‘harmful impact’ on
Stancliffe Hall and associated parkland
setting, there is no detailed assessment or
reasoning to support this. Any ‘harm’ would
be ‘less than substantial’. Paragraph 134 of
the NPPF indicates that where less than
substantial harm would occur ‘this harm
should be weighed against the public
benefits of the proposal, including securing
its optimum viable use’. The Council has not
undertaken this exercise and development
would have public benefits.
Trees and Hedges - A number of trees are
present on the site but only a small number
will need to be felled to accommodate the
access. Disagree that there are no
opportunities to mitigate, there is
considerable scope to additional parkland
planting both within the SHLAA site and land
owned by the client.
Open Space and Recreation - The
assessment states development will result in
the loss of a cricket pitch and running track,
this is misleading both facilities have not
been used for over 20 years and have not
been open for use by the general public.

states there is capacity for development,
key features should be retained and
appropriate and sufficient mitigation
measures included to reduce adverse
impacts.
Leisure Comments:
Access to open spaces and opportunities
for sport and recreation can make an
important contribution to the health and
well-being of communities. Paragraph 74
of the NPPF states existing open space
sports and recreation buildings and land
should not be built upon unless an
assessment has been undertaken which
clearly shows the space/land or building to
be surplus to requirements; the loss would
be replaces by equivalent or better
provision in terms of quantity and quality;
or the development is for alternative sports
and recreational provision, the needs for
which clearly outweigh the loss.

Whilst it is accepted that the site contains Landscape Officer Comments:
significant areas of open land, again vegetated by
former nursery stock it is argued that there is Landscape assessment considers that the
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Hackney Road,
Darley Dale

SHLAA285

Land off Old
Hackney Lane
north east of
Abbey Brook
Nurseries,
Darley Dale

frontage land lying to the south-west of Hackney
Road that could be developed that forms the base
of the former operations at the Gervase Smith
Nursery. This is a desirable area and there are no
material planning issues which should prevent aa
modestly-proportioned housing development on the
frontage to that land. There is an urgent need for
the management of the planting and this could form
part of an attractive housing development.

area forms part of a “green finger” of land
that extends eastwards across, and largely
occupies, the slope between Hackney
Road and Old Hackney Lane. This is a
feature that characterises the landscape
and settlement pattern of this. The
representation concerns the possibility of
allowing the development of frontage land
to Hackney Road. There may be an
opportunity for a modest development here
close to 11a – 19 Hackney Road. Further
development here is likely to involve the
clearance of roadside trees and the
opening up of views to existing and
proposed development. Landscape
assessment concludes that roadside
development could have a significant
impact for the sake of very few dwellings.
Concerns regarding the environment, ecology and Landscape Officer Comments:
landscape were highlighted within the SHLAA
assessment, although it was accepted that there is Landscape assessment considers that the
a possibility of mitigation in respect of environment site satisfies the Forestry Commission
ecology. The assessment should have given definition of woodland. Landscape
greater weight to the nature of the site as part of assessment considers that the area forms
the former nursery grounds. The assessment was part of a “green finger” of land that extends
incorrect in identifying that the site contained eastwards across, and largely occupies
“significant areas of woodland”, the site does not ,the slope between Hackney Road and Old
contain traditional woodland but the remnants of a Hackney Lane. This is a feature that
planted nursery. There is an urgent need for the characterises the landscape and
management of the planting and this could form settlement pattern of this area.
part of an attractive housing development.
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SHLAA257

SHLAA252

Land off Old
Hackney Lane
adj to Hackney
Lane Cottages

Old Road
adjacent to the
Red House,
Darley Dale

The District Council’s assessment of this site is
inaccurate. The assessment wrongly presumed
that the site “contains woodland” rather than it
being one that is vegetated by overgrown nursery
stock. To that degree the Sites Detailed
Assessment was inadequately based. Since the
site is located immediately adjacent to the rear of
properties fronting Stanton Moor View and lies
between that residential development and Site 170,
it would be logical if this site is also included.
Although there is a reference to a Tree
Preservation Order, that does not incorporate the
site to which this objection refers. The vegetation
on the site should be regarded as a “crop”. With the
exception of considerations relating to environment
ecology, landscape and those in respect of trees
and hedgerows, this site scores favourably. Where
the site does not score favourably it is no different
to Site 170 which is the subject of an allocation.
There is an urgent need for the management of the
planting and this could form part of an attractive
housing development.
Representations submitted regarding objection in
respect of the omission of land at Land off Old
Road, Darley Dale from allocation for residential
development under Policy HC2.
The following comments were received alongside a
plan showing landscape design for the site:
The detailed objections to this site are set out
below:
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Landscape Officer Comments:
The landscape assessment considers that
the site satisfies the Forestry Commission
definition of woodland. The site is
separated from Stanton Moor View by a
belt of trees that is protected by a Tree
Preservation Order, in which case it might
be seen as a logical thickening of that belt
and protective of the trees within it. The
trees are a characteristic feature of Old
Hackney Lane. It is also likely to be visible
within longer views from the south west
being part of the setting for development
either on the lower slopes or to either side.
The landscape assessment concludes that
though not designated in any way the area
provides valuable habitat, in an area that is
becoming increasingly developed, with
links across to areas of trees on other
nursery sites in the north east.
Landscape Officer Comments:
The representation refers to two principle
reasons for the site being assessed as
undevelopable and addresses both.
No direct access to the highway. The
representation suggests that the Council
could overcome this by selling the narrow
strip of land it owns alongside Old Road to

This site was assessed as undevelopable for two
principle reasons: firstly because it has “no direct
frontage to a highway” and secondly on grounds of
landscape impact.
The issue of highway access is easily dealt with. It
relies on the fact that a narrow strip of land lies
between the site and Old Road which denies it
direct access to a public highway. However this
should not be regarded as a constraint, but as an
opportunity. It is owned by Derbyshire Dales
District Council who would benefit financially should
the site be developed. There is no conceivable
reason why the Council would not wish to dispose
of the narrow bit of land necessary to form a
vehicular access. A request in writing for the
Council to consider the matter has been sent to the
Estates Officer, Mr Galsworthy. Clearly, this is an
estates matter and it is fully understood that it will
not commit the Council as planning authority.
With regard to the question of landscape impact it
is noted from the SHLAA that the attractiveness of
the avenue of lime trees in the narrow strip of land
owned by the Council was regarded as a key
constraint. However there is no reason why the
land or the trees should be materially affected. The
only issue might be at the point of access but even
here it is unlikely that more than one tree might be
affected and even that is in relatively poor health
[die back etc].
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the developer. The District Council may not
not support the release of land given that
the site has long been protected by Policy
NBE9 (and continues to be protected
through emerging Policy PD11) Landscape
impact. The representation suggests that
much of the site has low visual prominence
and that existing views through from the
A6 to the high ground of the Peak District
across the valley can be preserved by
retaining a large central area of open
space within the development.
The Landscape Officer’s initial assessment
of the site have not changed and are
detailed as follows:
Landscape sensitivity to housing
development in this area is high. This is
because of its visual prominence within
longer distance views from parts of the
Peak District and other high ground on the
opposite side of the valley, Riber Castle,
parts of Wensley and Darley Bridge and
properties at Upper Hackney as well as
near views from Old Road and the public
footpath along the north west boundary.
Also, concern that development will result
in increased coalescence of communities
and loss of open space in contravention of
Policy NBE9.

Landscape architects have been appointed to
appraise the site with a view to the submission of a
planning application. Their initial opinion is that at
least half of this site lies behind existing houses
and is not easily visible. The one landscape
argument that might have some validity is the
limited view across part of the site from the
direction of the A6 towards Oker Hill. They suggest
that this can be protected by the inclusion of a
substantial area of public open space extending
from the present open space alongside Old Road
down to the railway line. This is shown in the
illustrative layout attached to these representations.
It should be stressed that this is only illustrative and
nothing should be read into it other than the way
that the open space can be formed. In particular
the positioning of roads should be ignored other
than the point of access.
Matlock
SHLAA344

Land at the
Royal Bank of
Scotland,
Matlock

Re-submission of site for consideration through the
SHLAA.
Details submitted include:
• SHLAA Call for site form
• Site Layout and floor plans
• Site sketch of potential development
proposal
• Proposals include conversion of listed
building into 5/6 apartments. The garages
and other buildings removed and a new
block of 15-18 apartments could be
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Conservation Officer Comments:
The Conservation Officer has carried out a
comprehensive assessment of the site and
concluded that:
• Development of part of the site is
likely to result in harmful impact to
the significance / setting of the
heritage assets and
• Development of the remaining part

constructed.

•

•

of the site may result in harmful
impact to the significance / setting of
the heritage assets.
With regard to development of the
remaining part of the site this needs
to be considered in terms of density,
scale, mass, form, layout, materials
and design, in order that
development will not result in harm
to the significance / setting of the
heritage assets.
A minor enhancement would be the
potential removal of the 1967
terrapin building.

Highway Authority Comments:
The Highways Authority has advised that
currently no satisfactory access can be
achieved from Snitterton Road, without
improvements and mitigation measures.
The site operates an informal one way
system clock-wise around the existing
buildings - in 'via' the western access and
'out' via the eastern access (closest to the
signalised junction with the A6). Both
access points exhibit very limited levels of
emerging visibility due to the proximity of
adjoining buildings, gate pillars and high
roadside walls. Whilst the existing access
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point could in theory be improved, I
understand any works to remove the gate
pillars and lower roadside walls are likely
to be very sensitive in conservation terms.
A satisfactory access could possibly be
achieved dependent upon sensitivity of
roadside boundary treatments and whether
any mitigating improvements at the access
point could be offered. The site does
however have an extant use in planning
terms, which could support a certain
quantum of alternative development. In the
absence of any mitigating highway
improvements to the access arrangements
the Highway Authority would look for a
scale of development that was
comparative in traffic generating terms to
the extant uses. If the bank building is not
included for conversion at this stage it is
likely the development of the remaining
site would need to be lower than the 19 no.
units indicated in the site promoters
information, to achieve comparative levels
of traffic generation (the bank being the
primary traffic generator associated with
this site).
SHLAA302

Land off
Chesterfield
Road, Matlock

Representations submitted regarding objection in
respect of the omission of land off Chesterfield
Road, Matlock from allocation for residential
development under Policy HC2.
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Landscape Officer Comments:
The Landscape sensitivity assessment
concludes that development will result in
significant adverse impact on landscape

Representation challenges the assessment of there
being no capacity for development which has been
made primarily in relation to adverse landscape
and local character impact. It contends that the site
is close to existing residential properties, adjacent
to a site for which planning permission for housing
development has been granted and that adverse
impact can be satisfactorily mitigated.
Further arguments include:
• The site is not designated as part of a
special landscape area and will be viewed in
the context of an approval, which will be
developed out in the near future, alongside
existing built development.
• The site is located on the edge of a market
town which is to be the focus for significant
growth and well served by public transport;
• It provides a sustainable location for
residential development where any adverse
landscape impacts can be mitigated through
good design, the appropriate use of
materials and well considered landscaping
scheme.
• Site should be allocated for 40-45 dwellings
and would make a significant contribution to
the Council’s housing land supply on the
edge of the District’s key market Towns.
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character, visual amenity and settlement
pattern.
This is an area beyond the current
settlement framework boundary where built
development is highly fragmented,
characterised by small lines of quarry and
brick workers cottages isolated farmsteads
and amenity developments such as the
golf course. The workers cottages are
wedded to the landscape being close to
the former quarries and brickworks which
are now densely wooded features of the
steeply sloping ground to the east and
areas immediately to the north.
Infilling between the rows of cottages will
reduce their significance as distinctive
features within the landscape and result in
considerable intrusion of development into
the countryside occupying part of a swathe
of open land that extends along the
northern edge of Matlock below the sharp
slope that separates the moorland from the
settlement and which has, traditionally
remained , largely, open.
The site is a conspicuous one on the
immediate approaches to the town, within
views from the Chesterfield Road, from
high ground in the west and from routes
within the woodland to the east. It is more

conspicuous in this regard than the
housing site to the south which is at a
lower elevation, more steeply sloping in the
southern part and more closely associated
with existing residential development along
the main road and associated with
Lumsdale.

SHLAA224 &
SHLAA225

Land at
Representations submitted regarding principle
Gritstone
objection to area of land allocated for the site under
Road/Pinewood Policy DS4.
Road, Matlock
The representation comments received from Signet
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The Landscape Officer’s initial assessment
of the site have not changed and are
detailed as follows:
High landscape sensitivity. Potential
adverse impact on landscape character
(intrusion of development into the
countryside). Key features at risk (dry
stone walls, open plateau). Potential
adverse impact on settlement pattern (risk
of sprawl, distance from centre of town,
agglomeration of disparate cottage
developments). Potential adverse impact
on visual amenity (particularly within higher
parts of the site). Landscape Officer has
concluded there is no capacity for
development which would likely result in
significant adverse impact on landscape
character, visual amenity and settlement
pattern.
Highway Authority Comments:
WYG’s Access Feasibility Report’s
assessment of the traffic impacts includes
committed development arising from the

Planning on behalf of William Davis for the site are
set out below. The primary comments have
focused on the extent of the proposed allocation
HC2 (v) and DS4 and have set out reasons to
support an amendment to the allocation boundary,
to increase the area of the site boundary to ensure
the targeted site delivery is achieved.

Presentation Convent Appeal site and
considers a future year scenario 2030
which is intended to take account of traffic
growth arising from some future
development although probably not from
the individual sites currently the subject of
your Local Plan consultation themselves.

Policy HC2 (v) and Policy DS4 allocate 14.99
hectares of land off Gritstone Road/Pinewood
Road, Matlock. Wiilliam Davis proposes a larger
area of land amounting to 24.176 hectares for
allocation under Policy HC2 (v), (drawing number
0707.001).

The Access Feasibility Report refers to the
application of ‘background traffic growth
factors’ which I assume refer to TEMPRO
although clarification about this would be
useful. The application of TEMPRO
should, given the proximity of the site to
the other potential sites in Matlock provide
a reasonably good proxy of their likely
effects.

These policies are supported in principle except for
the allocation red line boundary as indicated on the
Policy Map Policies and bullet point 5 of PD4
relating to dry stone walls.

The Access Feasibility Report looks at a
number of junctions in the immediate
William Davis Limited has an option on all land
vicinity of the site and Cavendish Road,
which it is promoting development. Only the former which, as already identified in his initial
playing field, Off Farm Lane to the south is not
highway consultation response, are likely
controlled by the company (this parcel being owned to be sensitive to increases in vehicular
by Derbyshire County Council). They have
activity. I consider it unlikely however,
commissioned a series of reports to assess the
based on the information provided thus far,
sustainability and deliverability of the broader
that the Local Highway Authority would
Gritstone Road/ Pinewood Road site covered by
raise objection to their allocation solely on
their option.
the grounds of traffic congestion.
William Davis has commissioned a series of reports Landscape Officer Comments:
to assess the suitability and delivery of the
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proposed larger site area.

Safe access can be achieved with localised
highway improvements. Safe walking and cycling
access links and opportunities for improvement will
be identified.

The representation is in the form of a
Review of Evidence and Assessment
Pertaining to the Landscape North of
Matlock as set out in Derbyshire Dales
District Council Landscape Sensitivity
Study. It specifically suggests – in
connection with areas immediately north
west of the settlement framework boundary
at Gritstone Lane/ Sandy Lane - a revision
of the level of landscape sensitivity to
housing development (as assessed by
Wardell Armstrong) from high (area 3a)
and medium (area 3b) to low. The
suggestion is argued in detail; however, I
disagree with the argument made. Review
paragraph 3.8: Suggests that the Wardell
Armstrong analysis recognises two key
points, the first of these being that “the
landscape here is urbanised”. In fact the
Wardell Armstrong analysis (para 6.2.10)
identifies the northern settlement boundary
– between Jackson Tor/ Bent Lane and
Gritstone Road/ Sandy Lane – as currently
urbanised. There is no identification of an
urbanised landscape as such and though
there are urban influences these are not
significant in comparison to the influences
of the wider countryside.

There are existing bus routes on Cavendish
Road/Wolds Rise and bus stops within reasonable
walking. There is potential for public transport

Review paragraph 3.9: The second key
point is that land immediately beyond the
northern settlement boundary is screened

Access
A comprehensive Transport Assessment has been
commissioned by William Davis Limited. The initial
Feasibility Assessment has been completed and
consultants are engaged with Derbyshire County
Council Highway Officers. Issues for further
consideration in respect of this site include
Additional traffic on Cavendish Road. The level of
additional development generated is not
considered being significant to result as ‘severe’
impact on the route as defined by the NPPF, given
the planned reassignment of some existing traffic
away from Cavendish Road onto the new link road
via Pinewood road and Gritstone Road.
The A632/Asker Lane/Wellington Street junction
has sufficient capacity to cater for the cumulative
impact of additional development generated traffic,
with only some limited widening of the carriageway
being required, which can be accommodated within
the existing limits of the highway.
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penetration into the allocation.
The Allocation also provides a very narrow
constrained 'Linkage' between two parts of the site
(SHLAA sites 224 and 225). It is so narrow it would
barely allow a road to get through. Access solutions
are fettered by the narrowness of the link.
Drainage and Flooding
Work on a Flood Risk Assessment and a Drainage
Strategy is being developed with the Environment
Agency and William Davis is confident that through
the identification of sources, use of onsite capture
and storage and controlled release there will be
significant betterment due to a positive drainage
system.
Heritage
Work is underway on Heritage Assessments and
the findings will inform the Master Plan.
Landscape Sensitivity
William Davis has commissioned work which
challenges the findings of the Council's Landscape
Sensitivity Study on the landscape north of
Matlock. The work shows that the Council's
analysis is not consistent in defining changes from
low to high sensitivity along the northern settlement
boundary of Matlock. An accurate consideration of
the criteria demands a re-categorising of the
various parcels. Work underway on a Zone of
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by and viewed in the context of existing
built development.
The Wardell Armstrong assessment is that
land adjacent to the settlement edge in the
south is of low sensitivity to housing
development rising to medium, then high
as land rises to the north and becomes
more prominent. The representation
suggests that this should be the case with
areas adjacent to the settlement boundary
in the east rising to the west claiming that
there is an anomaly in the analysis
because the situations are the same in
either case. However, it is clear that in key
views from the surroundings, that land to
the back of development on Gritstone
Road/Bentley Close rises much more
steeply and is much more prominent than
that immediately to the north of housing at
High Ridge/ Pinewood Road.
For these reasons the landscape
sensitivity assessment should remain as
summarised below:
SHLAA224: The Landscape Officer has
concluded that landscape sensitivity to
housing development ranges from low in
the south to medium further north.
Potential adverse impact on in local views
from the south and west. Potential adverse

Theoretical Visibility suggests that development
can be fully integrated into the local landscape. The
proposed allocation in the draft Local Plan leaves a
substantial part of the 'water source area' outside
the site boundary, a comprehensive solution is
required.
Policy requirements in respect of retention of dry
stone walls should be amended to read: "where
appropriate and in due consideration of the safety
of future users of the open space dry stone walls
that are considered to be key landscape features
are retained, repaired and made safe within the
open space."
Biodiversity issues
William Davis has commissioned a Protected
Species Assessment and work is ongoing. Surveys
undertaken last year for land off Gritstone Road
found no protected species and nothing of
significant botanical interest.
Landscape Science Consultancy Ltd was
commissioned by William Davis Ltd to produce a
Biodiversity Position Statement. The project
Ecologist will work closely with the Design Team to
ensure that sensitive habitats within the site are
protected and enhanced to provide a long term
gain for biodiversity.
Site constraints and requirements for SUDS and
public open space are such that fewer than 500
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impact on settlement pattern through
extension of development onto the high
plateau. There is capacity for development
within the southern half of the site, where
landscape sensitivity is low, abutting
existing development and extending into
land in the south between Gritstone Road
and Farm Lane. Development of the
remainder of the site for housing is likely to
result in significant adverse impact on local
landscape character, visual amenity and
settlement pattern.
SHLAA225: Landscape Officer has
concluded that there is capacity for
development within a narrow strip along
the southern edge of the area abutting
existing development and extending into
land in the south between Gritstone Road
and Sandy Lane. Development of the
remainder of the site for housing is likely to
result in significant adverse impact on local
landscape character, visual amenity and
settlement pattern.
Derbyshire Wildlife Trust Comments
Pending

dwellings could be accommodated on the allocated
site.

SHLAA380/
SHLAA384

Land at
Snitterton
Fields, and
Former
Perminite Site,
West of
Cawdor, South
Darley

In addition to representations received through the
Local Plan Consultation process, the District
Council have being undertaking ongoing
discussions with Signet Planning to address the
issues identified. A number of additional and
updated studies and site plans have been
submitted to the District Council for further
consideration including:
• Initial Masterplan – identifying key
development zones (working progress) and
the route of the link road
• WYG Access Feasibility Study – May 2016
• Matlock Phase 1 & 2 Drainage Strategy,
Statement and Plan
• Position Statement Biodiversity
• Revised Site Boundary – 29th June 2016
Representations submitted support the proposed
allocations of Policy HC2 (aa) and HC2 (bb), but
object to the boundary of HC2 (aa), Land at
Snitterton Fields, West of Cawdor, South Darley.
The number of dwellings across the two sites
currently is an allocation of 100 dwellings (50
dwellings on each site). The representations
received offer two options for development of the
site. The first option received suggests that the site
be enlarged to cover an enlarged site area for
Policy HC2(aa) and proposes 200 dwellings across
these two sites and a new proposed scheme
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Highways Authority Comments:
Previous highway comments, relating to
SHLAA380, raised issues regarding any
primary vehicular access via Snitterton
Road, however, the opportunity to connect
to the approved Cawdor Quarry
development seemed to offer a solution to
facilitate development of this site – subject
to obtaining the relevant permissions
(should the land be in different
ownerships). The ‘Matlock Spa –
Presentation to Councillors’ document now

across the whole of the Cawdor Quarry site
including the part of the site with extant planning
permission with a potential overall capacity of 600
dwellings.
Accompanying supporting documents were
submitted alongside the representations received
including a site plan showing the extent of the
suggested boundary extension and a presentation
to Councillors document showing the extent of the
site for consideration, constraints and opportunities
identified by the developers and masterplans/ initial
sketches for the extended site promoted, including
the existing part of Cawdor Quarry that has
planning permission.
The representations state that the justification for
the enlarged allocation of HC2(aa) is
• To ensure that the development of Cawdor
Quarry is finally achieved and contributes to
the DDDC’s housing targets.
• To overcome the challenges and constraints
the developers have faced in the delivery of
the Cawdor Quarry site, including legal
disputes over many years with other
landowners and repercussions of the
financial crash of 2008.
• The costs of remediation and remodelling of
the site have always made the viability of
development at Cawdor extremely difficult.
• The proposed allocation of the former
Permanite works and land at Snitterton
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appears to encompass SHLAA sites
SHLAA380 & 384, deriving vehicular
access through the ‘Cawdor’ development
– a cycle route connection and emergency
link are shown to Snitterton Road, for the
western part of the development, which is
likely to be acceptable in principle, subject
to achieving satisfactory design criteria for
that particular of use. It is still not
considered feasible or desirable to provide
a residential development vehicular access
to Snitterton Road for the development.
The additional scale of development will
obviously have an increased transport
impact and will require a full Transport
Assessment to analyse the impact of the
development on the existing surrounding
highway network. This will need to identify
if any mitigating intervention measures that
may be required, to offset any
development related impact on the existing
highway network, to support the increased
scale of development.
Landscape Officer Comments:
The Landscape Officer’s initial assessment
of the two sites have not changed and are
detailed as follows:
SHLAA384 –Former Perminite Site
There is potential adverse impact on

•

•

•

Fields is welcomed and has enabled the
potential to be reconsidered. However,
additional land is required so that the
proceeds from its early development can be
re-invested in the necessary preparatory
works in the quarry itself.
To enable an exemplar development which
will grace and enhance the character and
appearance of Matlock and create additional
value over and above the typical scheme of
a volume house builder. This is
demonstrated by the attached document
which was presented to Councillors and
representatives of the Matlock Town Council
and local parish councils on 17 May.
The proposed enlarged area for
development enables a generous country
park setting, with lower density development
to the west and a substantial open area of
fields between any development and the
nearby villages. The plan also allows for a
band of new trees to be planted between
residential development and the western
boundary of the Site of Special Scientific
Interest.
If the additional land is not allocated then the
potential to create a special development will
be lost and the consequence is likely to be a
conventional housing estate.

The representations for the second option for the
site offers an alternative masterplan which

192

landscape character and ecology with key
features at risk. Potential adverse impact
on settlement pattern being substantially
removed from town centre but site has an
existing use and is immediately associated
with permitted development at Cawdor
quarry. As part of any development retains
existing woodland and watercourse trees
and shrubs, concluding there is capacity
for development.
SHLAA380- Land at Snitterton Fields,
West of Cawdor Quarry, South Darley
High landscape sensitivity. Landscape
Officer has concluded that there is no
capacity for development which would
likely result in significant adverse impact
on landscape character, visual amenity
and settlement pattern. There is potential
for adverse impact on landscape character
(Proximity to the National Park, intrusion of
urban development into countryside where
dispersed nucleated villages and scattered
farmsteads within a countryside setting are
characteristic). Potential for adverse
impact on settlement pattern (risk of
sprawl, distance from town centre).
Potential for adverse impact on visual
amenity (prominent site within its
surroundings).
Derbyshire Wildlife Comments:

considers 44ha of land in total and consists of the
following uses:
• 790 dwellings
• A minimum of 30,000m2 retail and leisure
floorspace
• A minimum of 3,000m2 commercial office
floorspace
Justification for this option on the site include the
following:
• The approved scheme on the Cawdor site
for 432 dwellings has not proven viable.
• The permitted scheme does not respond to
the need for additional retail, leisure,
business floorspace in Matlock.
• Furthermore, the overall design concept
does not reflect the local housing market as
it exists now and has therefore compromised
delivery for a substantial time.
• The agents of this option have had ongoing
dialogue with the District Council.
• Such a mixed use development has the
potential to create some 1,268 jobs in
sectors that will contribute to the economic
diversification of the Derbyshire Dales.
• The housing element would make a
substantial contribution towards meeting the
District’s full OAN.
The representation suggests key issues to be
incorporated into the Master planning of the site,
including:
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Pending

•
•
•
•
•
•

Vehicle and pedestrian linkages to Matlock
train station and town centre;
Preparation of a Transport Assessment and
Travel Plan
Detailed phasing programme
Comprehensive landscaping plan that
considers the impacts on the National Park;
Flood risk assessment;
Ecology assessment; heritage assessment;
land contamination surveys.

Further information was accompanying the
representation letter including a letter prepared by
Knight Frank regarding the retail/leisure offer within
Matlock; Land Interests Map; analysis of stage A
site assessment schedule January 2016.
Tansley
SHLAA478

Land at
Whiteleas
Nursery,
Tansley

Representations submitted regarding objection in
respect of the omission of land at Whitelea Lane,
Tansley from allocation for residential development
under Policy HC2.
The main comments received from William Davis
relate to:
• The District Council is not currently meeting
the OAN for the District;
• Policy S3 identified Tansley as a third tier
settlement as a sustainable location for
development;
• The site has previously been identified as an
allocation for housing development;
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Highways Authority Comments:
The Highways Authority has advised that a
satisfactory access can possibly be
achieved to and from the site with localised
highway improvements. Whitelea Lane is a
rural road subject to a 60mph speed limit
with limited geometry, street lighting and
no pedestrian margins. The site promoter
has been in direct discussions with
Derbyshire County Council, with a view to
resolving the access issues identified in
the initial highway consultation response.
The road fronting the site is rural in nature,

•
•

•
•

•

•
•

Pre-application discussions have been held
with the District Council which have
supported development of the site;
Supports the comments made by the
Landscape Officer, who concluded through
the SHLAA assessments that there is
capacity for development across the site.
Supports assessment of the site in relation
to access to service and facilities and
infrastructure constraints being overcome.
Objects to the site conclusion regarding
access constraints due to insufficient land at
the site frontage with Whitelea to provide
requisite visibility and safe access for
pedestrians
Confirmation of the extent of William Davis
Ltd’s land interest has been provided
separately to demonstrate sufficient land is
available to provide necessary visibility and
pedestrian footpath connection to access
Whitelea Nursery site.
The site should be assessed as suitable and
deliverable and capable of accommodating
27 dwellings.
Planning application to be submitted in the
next few months

Re-submission of site for consideration through the
SHLAA. Supporting additional information
documents submitted include:
• Detailed site plans and layouts
• Proposed Site Layout
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as it extends beyond the existing village
limits, having a reduced carriageway width
with no pedestrian margins and is subject
to the national speed limit; in addition
existing street lighting does not extend
beyond the village limits. Any new, more
intense forms of development will therefore
need to consider mitigating improvements
for it to successfully and safely
accommodate an alternative form of
development.
Ideally Whitelea Lane, from the south west
up the a point beyond the new access
point, should be widened to 5.5m to
minimise any conflict with existing and new
residential traffic; any new linking footway
would then need to be set back from any
widened carriageway alignment. Whilst it is
welcomed that a linking footway can now
be provided, further consideration should
be given to its positioning and alignment.
Any revised proposals should also include
swept path analysis to confirm acceptable
vehicle movements to and from Whitelea
Lane for refuse, emergency and delivery
vehicles. There is an outstanding
requirement to obtain captured vehicle
speeds, appropriate distances either side
of the proposed access point, to confirm
the visibility sightlines are adequate and
commensurate with approach vehicle

•
•

Shirley
SHLAA159

Layouts showing re-located access points
Information and evidence supporting control
over third party land

Back Lane
The District Council’s assessment of the site is
Farm, Shirley,
inaccurate for the following reasons:
Ashbourne,
• There are no obvious infill plots which could
Derbyshire DE6
be developed to meet the growth needs of
3AS
the settlement. There is therefore a serious
risk that the overly restrictive nature of Policy
S3 will cause the village to stagnate. Shirley
also has an ageing population. There is a
demand within Shirley and surrounding
smaller villages for appropriate properties to
allow older members of the community to
downsize without leaving the area. This site
could provide a modest number (five units)
of bungalows and dormer bungalows. Five
new dwellings would represent a growth in
the number of houses in the village of under
5%, which is commensurate with the scale
of this rural settlement.
• Whilst the site is within an area of high
landscape sensitivity this is true of all
SHLAA sites, except SHLAA227 which has
heritage issues. This site, SHLAA159, is not
situated on the steeper eastern or northern
sides of the village but on a very gentle
slope to the south of the village and would
not be as prominent within the landscape.
The site has clearly defined boundaries and
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speeds.

Landscape Officer Comments:
The landscape sensitivity study assessed
this land as high sensitivity. Despite the
opportunity for the hedges to screen the
site and reduce its impact within the
landscape the landscape assessment
concludes that concern remains that works
to facilitate access onto Mill Lane,
formation of entrance, loss of roadside
hedge and re-grading of embankment,
even possible widening of the lane itself ,
will have significant adverse impact on
local landscape character.
Highway Authority Comments:
The Highways Authority note the content
of the additional correspondence from the
site promoter’s agent however, this does
not clarify or demonstrate how acceptable
access arrangements, overcoming the
highlighted issues in the County Councils
initial consultation response, could be
addressed or overcome. A statement
suggesting there is ‘scope to provide an
access with acceptable geometry and

•

is a logical extension to the village.
With regard to highway impacts, the site has
a wide frontage to Mill Lane. Whilst it is
accepted that there is currently a difference
in levels between Mill Lane and the site, the
frontage is entirely within the land owner’s
ownership and as such there is scope to
provide an access with acceptable geometry
and sufficient visibility. It would also be
possible to widen Mill Lane across the site
frontage if required.

sufficient visibility’ does not appear to be
based on any empirical data or appropriate
design information; as such it adds little
weight in favour of the proposals and is
unlikely to engender any change to the
previous highway comments made in
connection with this site.
It is also noted by the Highways Authority
that the document expresses a preference
for smaller properties, catering for the
ageing population in the village, however,
the rural highway network and lack of any
pedestrian facilities, street lighting and
access to public transport or everyday
residential facilities would not make the
site a very sustainable choice in transport
terms, for any resident (especially more
elderly residents).

Wirksworth
SHLAA473

Land at Middle
Peak Quarry,
Wirksworth

Representations and technical work submitted to
support the allocation within the Local Plan and
request increasing the housing allocation to up to
650 dwellings as part of a mixed used strategic
urban extension to the north western edge of
Wirksworth. Representations propose a modified
site allocation of 62.67ha to accommodate the
additional scale of residential development sought.
The main points presented in the representations
include the following:
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Conservation Officer Comments:
The revised Historic Environment
Assessment undertaken by the
Conservation Officer concludes:
•

Where the land within the site has
been removed by quarrying, apart
from the heritage asset of the quarry
itself, all other heritage assets are
non-existent

•

•

•

Illustrative Master Plan submitted for the
Middle Peak site. Concept of the master
plan is to deliver and raise the standard of
sustainable development in Wirksworth
through good urban design to deliver safe,
attractive places of enduring quality. The
masterplan promotes the site as a new
residential led strategic urban extension for
Wirksworth providing up to 650 quality
homes as well as community facilities, local
retail and a site for a replacement primary
school. The illustrative plan shows how
residential density within the development
areas will be varied and include bespoke self
build plots. Aligned with the restoration of
the site the development will see the quarry,
including the void restored to a biodiversity
rich landscape which retains a waterbody
with opportunities for nature conservation
enhancement.
Landscape Sensitivity Assessment confirms that the site is not a high landscape
sensitive to change, nor does it have high
value in landscape terms. Impacts on
landscape can be limited through a
landscape –led development envelope
combined with a substantial green
infrastructure strategy for the site. This will
create permeability, connectivity and
integration with the wider landscape.
Drainage and Flood Risk – the limestone
geology under the site appears generally
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•

•
•

•

•

Proposed development of the site
appears to be confined to the areas
of land worked out by former
quarrying
Development may result in harmful
impact to/on the significance /setting
of the Conservation Areas
Development of the site is likely to
result in minimal impact to/on the
significance/setting of the schedule
monument
In respect of potential mitigation any
development should have due
regard to the significance and
setting of both Conservation Areas
and the scheduled monument
Any development should have due
regard to the significance and
setting of heritage assets within the
site and its surroundings.

Landscape Officer Comments:
The landscape assessment states the
representation includes a proposal for
mixed use development supported by
landscape sensitivity and value
assessment and a landscape strategy.
The area under consideration is smaller
than that of the SHLAA site. It excludes
areas under agricultural management in
the south west, the development of which

•

•

favourable to infiltration drainage, though
localised clay layers may hinder flows in
some parts of the site. Discussions are
ongoing with Severn Trent regarding
sewage treatment capacity. The proposed
development will have no influence upon
flood risk from the Ecclesbourne or to
groundwater flood risk locally.
Access and Transportation – proposes one
main access point into the site from
Middleton Road extending through the
quarry to the B5035, creating a link road as
the site development progresses. Additional
access to Dale Quarry area will be for local
park and footpath/cycle links only.
Development would be served by priority
junctions which will include pedestrian
refuge crossing facilities. Internal road layout
and access to be constructed to highway
standards and use raised tables to ensure
traffic speeds are slow. The mixed uses
proposed within the site will minimise the
need to travel for instance to education,
employment and local shopping.
Ecology – Sites of international importance
are located in the surrounding area (Gang
Mine Special Area of Conservation (SAC),
Peak District SAC and Peak District Special
Protection Area. The ecological survey
recommends the significant effects of
development be established through a
project level habitats regulations
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would likely result in significant adverse
impact on landscape character, visual
amenity and settlement pattern.
The vision and philosophy behind the
proposals along with the stated principles
of the landscape strategy are attractive.
The landscape assessment concludes that
there is some capacity for development,
concerns in connection with a larger scale
of development relate to:
•
Potential adverse impact on
landscape character – intrusion into open
countryside (particularly in the south west),
key features at risk (SSSI, RIGS, protected
trees, hedgerows and dry stone walls).
•
Potential adverse impact on ecology
– key features at risk (Local Wildlife Sites,
SSSI, protected trees, developing
habitats).
•
Potential adverse impact on
settlement pattern – distance from
Wirksworth Town Centre particularly in the
west.
•
Potential adverse impact on visual
amenity – long views towards the higher
levels of the quarry, closer views from local
footpaths.
•
Potential adverse impact on the
historic environment – Wirksworth and
Middleton Conservation Areas.

•

assessment. SSSI’ and Local Wildlife Sites
are designated within the area and it is
considered that implementation of best
practice during construction and operation
and the careful design of green
infrastructure will avoid effects resulting from
development. Further survey work is
ongoing. The Ecological statement
concludes that given the size of the site that
there is sufficient scope to provide workable
mitigation strategies for the protected or
notable species that may be present.
Archaeological Study – concludes
development will have a neutral impact on
the immediate and wider setting of the other
designated heritage assets. The historic
core of Wirksworth would be unaffected by
development, though there would be some
visual impact on the wider setting of the
heritage assets backing onto Dale Quarry in
the north west edge of the town.

In addition to the information outlined above the
following supporting evidence base documents
have been received:
• Masterplan statement
• Strategic Sites Review
• Residential Densities Plan
• Storey Height Strategy
• Access and Movement Strategy
• Reclamation and restoration Plan
• Landscape Strategy
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These issues are, in the main, addressed
within the documentation received – at
least in preliminary fashion – offering the
prospect of a scheme that respects and
conserves valuable elements within the
existing landscape while constructing a
new green infrastructure that should
improve the quarry environment and create
an attractive place to live.
Highway Authority Comments:
In respect of the draft Transport
Assessment the Highway Authority have
provided the following comments:
In previous responses to the SHLAA
assessment it was difficult to see how the
site could be realistically developed;
however, the Transport Assessment
document includes an indicative masterplan drawing, showing the proposed layout
incorporating the identified land uses.
The scale of development is likely to
generate a significant level of traffic on the
existing highway network and nearby
junctions (some of which have a number of
recorded accidents), despite the Agents
claims regarding any fall-back position of
the quarry re-opening. Whilst it is

•
•
•
•
•
•
•
•
•
•

Transportation Assessment
Topographical Survey
Drainage overview investigation
Utilities Assessment
Flood Risk and drainage overview report
Phase 1 Habitat Report
Heritage Overview Report
Landscape Sensitivity Assessment
Phase 1 Desk Top site investigation
Geological report and Phase 2 SI results
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presumed there are appropriate
permissions in place for the continued
quarrying operations for this site, the fact
that the quarry has laid dormant for a
considerable number of years suggest that
any proposition to successfully re-open the
quarry as a viable commercial operation
are clearly diminishing.
The Transport Assessment confirms the
primary access for the site is off the B5023
and from a highways perspective it would
appear, with some modification, that an
acceptable access could be provided
(generally as identified on the drawing –
Eastern Access – Option C within the
Transport Assessment document).
However, the more contentious access
issue related to a possible access to the
B5035, to the north of the site. The
Transport Assessment includes 2 possible
access options, although these do not
accord with the suggested access location
on the master-plan drawing. Upon further
investigation and consideration of the
proposals it would also appear both
suggested access proposals are in fact
outside the red-line site boundary (shown
on the master-plan drawing). Presumably
this is an oversight and the land would be
available to undertake any access
improvement – it will also have a

consequential impact on the master-plan
drawing, depending on which access point
is taken forward.
It is considered, purely from a highways
aspect, that neither option presented is
fully acceptable as drawn, however, it is
likely – subject to land control – that further
improvements could be included to make
the access proposals more acceptable in
highway safety terms; the proposals do
however include a significant realignment
of the existing B5035, in order to achieve
an improved alignment of the B5035, form
of junction and appropriate emerging and
forward visibility sightlines.
What the proposals do not consider in any
detail at this stage is the vertical profiles for
the development – as you will be aware
from the Cawdor Quarry and Halldale
Quarry sites in Matlock, former quarry
environments provide particularly difficult
challenges in meeting desirable residential
estate street gradients; this site is likely to
be no exception. There are likely to be
considerable challenges in linking both
parts of the site.
A site of this magnitude, at this location, is
likely to have a significant impact on the
existing highway network, as identified in
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my earlier consultation response and
comments above.
Leisure Officer Comments:
In respect of impacts of the scale of
development on leisure and recreation, this
will be significant due to its close proximity
to Wirksworth and the scale involved. An
Increase in population will place further
demand on existing sport and recreation
facilities including the Leisure Centre,
Recreation Grounds, playing pitches and
children’s play areas.
The detail of this will be explored further by
a consultant which we are in the process of
appointing who will undertake an
assessment of need relating to
developments on built sports facilities,
playing pitches and open spaces (including
children’s play areas). The assessments
are due to be completed by February time,
following which a strategy which sets out
how we should cater for the increased
demand on these facilities will be created.
SHLAA206

Land rear of
59-66 Gorsey
Bank,
Wirksworth

Plan demonstrating potential access received. Highways Authority Comments:
Additional information provided on adjoining third
party landowners.
Highways Authority state that the revised
supporting information shows modification
of the existing agricultural track. Improved

203

visibility splays are also shown from the
revised access point, although they are not
included as part of the site boundary, as
drawn. The site outline would need to be
amended to ensure adequate visibility onto
Griggs Gardens supported any potentially
development of this site. These
modifications are however reliant on the
use of third party land. Whilst the site
promoter may have permissions from
current adjoining landowners to carry out
such works at this stage, there could be a
future ransom element or risk that
negotiations with adjoining landowners
may break down, which would obviously
have an impact on future delivery of the
site for housing purposes.
Yeaveley
SHLAA304

Land off
Leapley Lane
Yeaveley

Representations submitted regarding objection in
respect of the omission of land off Leapley Lane,
Yeavely from allocation for residential development
under Policy HC2.
The District Council’s assessment of the site is
inaccurate for the following reasons:
• There are no obvious infill plots which could
be developed to meet the growth needs of
the settlement. There is therefore a serious
risk that the overly restrictive nature of Policy
S3 will cause the village to stagnate further
and lose its remaining services. Yeaveley
also has an ageing population, with the
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Landscape Officer Comments:
The initial landscape assessment
undertaken by Wardell Armstrong
Consultants concludes that there is
capacity for development across the entire
larger field of which the site forms a part as
the field is enclosed and has low visual
prominence. Additional planting on the
northern boundary of this field could
potentially create a well-defined, vegetated
edge to the settlement. Continuing this
additional planting on the footpath to the
east of the site could create a strong

•

•
•

•

majority of its properties occupied by either
one or two people. Development on this site
could provide a modest number of
bungalows, dormer bungalows and houses.
It would also support services in nearby
villages as outlined in paragraph 55 of the
NPPF. The red assessment within the
SHLAA for services and facilities should be
changed.
The red assessment for the greenfield
category should be changed as this cannot
be helped and the same could be said of
any extension to the village
The loss of open space category is an
incorrect assessment as there is no public
access to the land.
The landscape assessment raises concerns
that development of the garden of Yeaveley
House could have the potential to adversely
impact on the setting of listed buildings.
However, the garden could be retained, with
the development relocated to the remainder
of the larger field. Any landscape concerns
would therefore be addressed.
The historic assessment concludes that
development could have the potential to
adversely impact on the setting of listed
buildings. Holy Trinity Church is located
some distance away from the site on the
opposite side of Rodsley Lane so it could not
reasonably be argued that development of
the site would affect their setting. It is also

205

Green Infrastructure link around the
development. Development of the garden
could have the potential to adversely
impact on the setting of listed buildings.
Potentially the garden could be retained,
with the development relocated to the
remainder of the larger field. Development
of the garden could potentially adversely
impact upon the setting of listed buildings
and, therefore, vegetation within the
garden should be retained where possible.

Conservation Officer Comments:
A comprehensive historic environment
assessment of the site has been
undertaken by the District Council’s
Conservation Officer to inform the SHLAA
assessment. The historic environment
assessment concludes that development is
likely to result in harmful impact on the
impact to/on the significance / setting of
heritage assets. Development of the site
should have due regard to the setting of
the listed buildings. Development of the
site should have due regard to any
potential archaeological interest.
Highway Authority Comments:
The Highways Agency state that whilst

•

•
•

•

not considered that the development would
impact on The Tithe Barn. Potential impacts
on Yeaveley House and its gardens could be
mitigated through layout. Whilst it is not
considered that development would impact
upon Wheatsheaf Farm any potential
impacts could be also be mitigated through
layout.
Potential archaeological issues could be
further investigated and if significant
archaeological potential were identified this
could be monitored.
The site slopes very gently downwards from
west to east but not to an extent that it would
be in any way problematic for a developer.
It is unclear what the local character
assessment is based on and what would be
adversely affected. However, as it could be
mitigated this should not count against the
proposal.
The assessment raises concerns about the
achievement of a satisfactory access. There
is no reason why a suitable access with
acceptable geometry and sufficient visibility
cannot be achieved given that the road is
straight, relatively flat and the site frontage
extends to approximately 180m. It is likely
that some roadside vegetation would need
to be removed. However, this is a species
poor hedgerow with limited biodiversity value
and could be replaced with an improved
hedgerow.
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Leapley Lane does have a straight
alignment the approach to any new access
point from the north would lie within a
section of road subject to the national
speed limit, where, due to the straight
alignment of the road approach vehicle
speeds could be quite high. No additional
supporting empirical data to substantiate
their claim that acceptable access
arrangements can be provided has been
submitted by the agent. The additional
roadside frontage will obviously improve
the chances of achieving acceptable
visibility sightlines, however, the site
boundary (at least) would need to be
adjusted to ensure this formed part of the
site for consideration. It is also unclear the
entire route of the Public Right of Way,
connecting to Rodsley Lane, could be
sufficiently improved, constructed, drained
and lit, for it to offer a viable, all weather
appropriate pedestrian link for any future
residents.

•
•

The pedestrian and cycling does not present
a constraint to development of the site.
The bad neighbour and other assessments
highlight concerns about electricity pylon
poles and electricity polylines within the site
but acknowledge that these can be mitigated
against by having the poles and cables rerouted or run underground.

Would also like it to be highlighted
that
development of the site could result in the provision
of some off street parking for the former council
houses on Rodsley Lane adjacent to the southeast
corner of the site. Site 304 is also in a better
location in relation to the heart of the village than
SHLAA Site 163, which is in a somewhat peripheral
location with very limited pedestrian facilities.
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