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How the sustainability appraisal framework will be
used
Introduction
1.1 Housing is one of the basic needs of human beings alongside air, food and water. This is
reflected in the Human Rights Act 1998 which sets out that every person has the right to respect
for their home. The UK Government intends that everyone should have the opportunity of a decent
home. Furthermore there should be adequate housing choice, for both affordable and market
housing, so that housing does not reinforce social distinctions. This requires the recognition of
housing needs in the community, including those requiring affordable or special housing in both
urban and rural areas.
1.2 The amount, location, type and quality of housing in the Core Strategy area will have major
implications for the quality of life of individuals and the economy. Insufficient housing will increase
homelessness and will put pressure on people to the leave the Core Strategy area - particularly
younger, economically active households looking for their first home. Insufficient and poor quality
housing in badly thought out developments can lead to a lack of community cohesion and other
social inequalities including in health and education. Insufficient housing will also lead to to an
increase in housing costs, a worsening of affordability and increased demands for more affordable
housing. Housing which is poorly related to employment will increase commuting whilst that which
is poorly designed, lacks access to adequate facilities and performs poorly in terms of carbon
emissions will work against sustainability goals.
1.3 To promote sustainable patterns of development the focus for additional housing should be
in locations providing ready access to jobs, key services and infrastructure. Housing development
should be attractive, safe and designed and built to a high quality.
Sustainability Appraisal
1.4 The purpose of a Sustainability Appraisal is to appraise the social, environmental and
economic effects of the proposed strategy and policy options of the Core Strategy. This must be
done at the beginning to ensure that Derbyshire Dales District Council and High Peak Borough
Council can make informed decisions that accord with sustainable development.
1.5 Sustainability objectives are used to test and ask questions for each strategy and policy
option considered in the Core Strategy. The Sustainability Appraisal process has a number of set
stages that must be followed, but can be reconsidered when new information is collected.
1.6 The development of the Sustainability Appraisal for the Derbyshire Dales and High Peak
Core Strategy will follow guidance as set out in “Sustainability Appraisal of Regional Spatial
Strategies and Local development Documents (2005)” published by the Department of Communities
and Local Government.
1.7 This topic paper follows Stage A (Pre Production – Evidence Gathering) of the guidance
which is undertaken during the pre-production stage of the joint Core Strategy. It sets out the
context and objectives, established baseline information and decides on the scope for Housing.
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Purpose of this document
2.1 This is one of 12 topic papers which can be read in isolation or together with other topic
papers to gain a wider understanding of the issues facing the areas of Derbyshire Dales District
and High Peak Borough outside the Peak District National Park . The 12 topic papers that have
been produced are on:
Climate Change
Landscape Character and Natural Resources
Air, noise and light pollution
Townscape quality, historic and cultural heritage
Transport and accessibility
Water resources and flood-risk
Biodiversity and green infrastructure
Health and well-being
Leisure and recreation
Community safety and neighbourhood quality
Homes for everyone
Employment and economy
2.2 Each topic paper provides a summary of the evidence base required for the Core Strategy’s
Sustainability Appraisal. They establish a baseline position and identify the key issues that need
to be addressed. This has been achieved by undertaking the following stage of the Sustainability
Appraisal process which has included:
Stage A1 Identifying other relevant policies, plans and programmes
Stage A2 Collecting baseline information
Stage A3 Identifying sustainability issues and problems
Stage A4 Development the sustainability framework
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3

Stage A1: Identifying other relevant policies, plans
and programmes
3.1 This section focuses on the most relevant plan and strategies and draws out their key
messages for the Core Strategy and/or Sustainability Appraisal process. The plans and strategies
identified and used are:

National
Housing Green Paper (DCLG)
Housing and Regeneration Act
Sustainable Communities Plan: Building for the Future (ODPM, 2003)
Sustainable Communities : Home for All (ODPM, 2005)
Planning Policy Statement 1 Delivering Sustainable Development, (ODPM, 2005)
Planning Policy Statement 1 Planning and Climate Change Supplement (DCLG, 2007)
Planning Policy Statement 3 Housing (DCLG, 2006)
Planning Policy Statement 7 Sustainable Development in Rural Areas (ODPM, 2004)
Lifetime Homes Lifetime Neighbourhoods: A National Strategy for Housing in an Ageing
Society (DCLG, 2008)
Code for Sustainable Homes
Sustainable Communities: People, Places and Prosperity (ODPM 2005)
Rural Strategy (Defra, 2004)
Review of Housing Supply, Delivering Stablity: Securing our Future Housing Needs (HM
Treasury 2004)
Planning for Sustainable Future White Paper (DCLG 2007)
Making it Happen: The Northern Way (ODPM, 2004)

Regional
Sustainable Communities in the East Midlands (ODPM, 2003)
East Midlands Regional Housing Strategy (EMRA 2005)
East Midlands Regional Strategy (EMRA 2009)
East Midlands Integrated Regional Strategy - Our Sustainable Development Framework 2005
(EMRA)
East Midlands Homelessness Strategy (EMRA)
East Midlands Rural Action Plan

Local
Derbyshire Dales and High Peak Joint Housing Needs Survey (2007)
Peak Sub Region Region Housing Market Assessment (2008)
Derbyshire Dales and High Peak Community Strategy 2006 - 2009
Derbyshire Dales and High Peak Housing Strategy 2005 - 2009
High Peak and Derbyshire Dales Homelessness Strategy 2003 - 2008
Derbyshire Dales and High Peak Affordable Warmth Strategy
Affordable Housing Supplementary Planning Document (Derbyshire Dales District Council
Adopted July 2006)
Housing Needs in the High Peak, Supplementary Planning Document, High Peak Borough
Council 2007
Peak Sub Region Strategic Housing Land Availability Assessment (2009)
5 April 2009 Homes for Everyone Topic Paper

Stage A1: Identifying other relevant policies, plans
and programmes
High Peak and Derbyshire Dales Empty Homes Strategy (Derbyshire Dales District Council)
Derbyshire Gypsy & Traveller Accommodation Assessment

Key Messages
3.2 The plans and strategies identified above have been reviewed. The table below sets out
the messages and issues contained in these documents that are considered most relevant for the
Core Strategy.
Message / Issue

Source document(s)

To ensure that everyone has the opportunity of
living in a decent home, which they can afford,
in a community where they want to live.

Planning Policy Statement 3 Housing
Housing Green Paper

Achieve a wide choice of high quality homes,
both affordable and market housing.

Planning Policy Statement 3 Housing
Sustainable Communities Plan

To improve affordability across the housing
market, including by increasing the supply of
housing.

Planning Policy Statement 3 Housing

To create sustainable, inclusive, mixed
Planning Policy Statement 3 Housing
communities in all areas, both urban and rural. Sustainable Communities - Homes For All
Ensure housing developments are in suitable
locations, which offer a good range of community
facilities and with good access to jobs, key
services and infrastructure.
Widen opportunities for home ownership and
Planning Policy Statement 3 Housing
ensure high quality housing for those who cannot
Derbyshire Dales & High Peak Joint Housing
afford market housing, in particular those who
Needs Survey
are vulnerable or in need.
Peak Sub Region Housing Market
Assessment
High Peak & Derbyshire Dales Housing
Strategy
Deliver high quality housing that is well designed Planning Policy Statement 3 Housing
and built to a high standard.
The supply of land for housing is managed in a Planning Policy Statement 3 Housing
way that makes efficient and effective use of land, Strategic Housing Land Availability
including re-use of previously developed land to Assessment.
meet the Regional Plan housing targets of 500
dwellings per annum to 2026. The Strategic
Homes for Everyone Topic Paper April 2009 6

3

3

Stage A1: Identifying other relevant policies, plans
and programmes
Message / Issue

Source document(s)

Housing Land Availability Assessment indicates
that within the Core Strategy area there is a
potential supply of land to meet the Regional
Spatial Strategy housing target.
The area is characterised by having a more
elderly population

Derbyshire Dales & High Peak Community
Strategy

Addressing the needs of the gypsy and traveller Derbyshire Gypsy & Traveller Accommodation
communities.
Assessment
There is a need for houses with 3 bedrooms

Strategic Housing Market Assessment

The predominate need for affordable housing is Derbyshire Dales & High Peak Joint Housing
for 80% social rented units and 20% shared
Needs Survey
ownership
There is a proportion of owner occupation and
low proportion of rented accommodation

Derbyshire Dales & High Peak Community
Strategy

There is a high incidence of second home
ownership

Derbyshire Dales & High Peak Joint Housing
Needs Survey
Peak Sub Region Housing Market
Assessment

There is a high percentage of 4,5 and 6 bedroom Derbyshire Dales & High Peak Joint Housing
properties compared to smaller sized properties Needs Survey
Those on low incomes are a risk of experiencing Derbyshire Dales & High Peak Affordable
fuel poverty. This is made worse by houses with Warmth Strategy
poor energy efficiency.
There is a high ratio of house price to earned
Derbyshire Dales & High Peak Joint Housing
income demonstrating the difficulties experienced Needs Survey
by first time buyers.
Peak Sub Region Housing Market
Assessment
Houses prices have risen notably faster than the Derbyshire Dales & High Peak Joint Housing
national and regional averages since 2001, with Needs Survey
those in Derbyshire Dales rising at a particularly
Peak Sub Region Housing Market
high rate.
Assessment

7 April 2009 Homes for Everyone Topic Paper

Stage A1: Identifying other relevant policies, plans
and programmes
Message / Issue

Source document(s)

Affordability issues are compounded by a
shortage of small entry level properties with a
lack of one and two bed accommodation

Derbyshire Dales & High Peak Joint Housing
Needs Survey

Table 1 Key Messages for Core Strategy
3.3 Baseline evidence relating to Derbyshire Dales and the High Peak has been compiled for
these issues and is presented below with a national and regional overview provided for context.
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Stage A2: Collecting baseline information
National Overview
4.1 Baseline information about the current and likely future state of the joint Core Strategy area
has been collected to allow the effects to be adequately predicted. The evidence focuses on the
social, environmental and economic characteristics that relate to the issues to be tackled in the
joint Core Strategy. A national and regional overview is provided for context.
4.2 The Government's specific objectives for housing are set out in PPS3 Housing and include
the aims of providing sufficient housing, creating mixed communities and meeting local housing
needs. Emphasis is placed on a "plan, monitor and manage approach" to housing provision.
4.3 The Barker Review of Housing Supply concluded that the UK has experienced a long term
upward trend in real house prices of around 2.4% per annum over the last 30 years which has
created problems with affordability. In addition, the volatility of the housing market has exacerbated
problems of macroeconomic instability and has had an adverse effect on economic growth.
4.4 The Government's objectives in relation to housing are wide ranging and include overall
supply, quality and the delivery of sustainable communities. The Government's response to the
Barker review in December 2005 set out its ambition to increase house building to 200,000 units
per annum by 2016, representing an increase of around a third on current completions nationally.
4.5 This ambition is guided by the objective of improving affordability as well as an explicit
objective to increase the level of home ownership. This follows on from the aim set out in the
Sustainable Communities Plan (2002) of increasing housing supply in areas of high demand and
balancing it with jobs and strategic and local infrastructure.
4.6 The Housing Green Paper, published in 2007, proposed a range of measures to provide
more affordable and sustainable housing, increasing the annual target to 240,0000 units. The
Government aims to increase the provision of affordable housing (both social rented and
intermediate housing) to meet the needs of those who cannot access housing in the open market.

Regional Overview
Housing Stock
4.7 There are around 1.9 million dwellings in the East Midlands. Nottingham Core and Leicester
and Leicestershire Housing Market Areas (HMAs) have the largest number of dwellings and
together account for about 37% of the total stock in the East Midlands. The Peak Sub Region
Housing Market Area has 72,000 dwellings (all tenures).
Housing Prices
4.8 Rising house prices have increased the average price:income ratios in the region and have
resulted in affordability issues, with first time buyers struggling to buy property at the bottom end
of the market. In 1995, average house prices were more than three times average income in only
seven districts in the region. By 2003, houses cost on average more than five times average
income in five districts, and were more than four times average income in 29 districts.
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Housing Projections
4.9 The most recent (2004 based) household projections produced by government show that
the rate of growth in the East Midlands for 2006 to 2026, is forecast to be greater than the national
rate (at 23.9% compared with 20.7% for England). This would make the East Midlands, the third
fastest growing region in terms of households (only behind the South West and the East of England).
4.10 Department for Local Government and Communities projections show most growth in
households (2006 to 2026) in the two major regional conurbations – Leicester and Leicestershire
(at 74,000) and Nottingham Core (at 58,000). Together, these represent 30% of the projected
household growth. The growth for each of the remaining HMAs over the 20 year period is between
30,000 and 45,000 households. There is one exception (Peak Dales and Park HMA) which is
forecast to grow by only 13,000 households over the 20 years.
Types of Households
4.11 The types of household in the region are changing as the population ages and there is a
general trend towards people living in smaller households. These trends have important implications
for the type of housing which the region will require in the future. The information currently available
about changes in household type is provided by Department of Communities and Local Government
(CLG) and available only at the level of the region.
4.12 Co-habiting couples show the greatest percentage increase 2006 to 2026, but it is single
person households with the greatest increase in the number of households (another 277,000
between 2006 and 2026 or about 14,000 per annum).
4.13 The future growth in older persons is significant. By 2026 there will be 500,000 more persons
aged over 60 years than in 2006. Of these, some 155,000 will be aged over 80 years. But growth
is forecast across all age groups.
4.14 It will be important for the region to understand how the changing household composition
and an ageing population interact. The available data suggests that the growth in single person
households will be amongst older households whose housing requirements will be very different
from those of younger-person, single-person households.
4.15 But at the same time, there will be a need for more housing to meet the requirements of
couples and families. Residents in the region want to see more family housing. The 2008 residents’
survey (commissioned by EMRA) found that, on average for the three survey years of 2008, 2007
and 2005, about 49% of respondents considered that family housing was the housing type ‘most
needed in the East Midlands area’. Around 25% thought housing for single people was most
(i)
needed.
Building Rates and Comparison with Draft Regional Plan Requirements
4.16 The annual house building rate in the region between 2001 and 2007 has been around
18,600 but with a higher figure achieved in 2006/07 (of 22,0252). Provisional figures released by
CLG in September of this year show a drop to 17,3803 completions for 2007/08.
i

(Residents Survey 2008 Perceptions of the East Midlands and the Regional Assembly, Ipsos
Mori, April 2008).
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Stage A2: Collecting baseline information
4.17 The region will need to achieve a step up in development pace to meet the requirement of
the draft Regional Plan (Secretary of State’s Proposed Changes – July 2008) which calls for an
average of 21,723 dwellings per annum.
Affordability
4.18 A total of 31,709 affordable homes are required in the East Midlands between 2003 and
2008. However, affordable housing completions have been at a level of 7-10% per annum,
compared with a requirement of 25%. Housing and Communities Agency data indicates higher
numbers, however, this is still a long way below the requirements for the draft Regional Plan.
4.19 Affordability is a growing issue across the region. Measured by the ratio of lower quartile
house price to lower quartile earnings, the regional figure has increased from 4.34 in 2002 to 7.03
in 2007. However, the ratio for the East Midlands remains below the average for England (at 7.25).
The average masks important differences between different parts of the region, with some places
having affordability ratios well in excess of the national figure and/or where the increase in the
ratio between 2002 and 2007 has been faster than nationally.
4.20 A further indication of the demand for affordable housing in the region is the scale of
homelessness. Between April 2006 and March 2007, nationally 3.5 households per 1,000
households were accepted by local authorities as homeless and in priority need. In the East
Midlands this figure was 3.3. But in some parts of the region, the incidence of homelessness was
much higher.
4.21 A clear issue for the region is the mis-match between the level of affordable housing which
is required to meet need for affordable housing (now and over the period of the RSS) and current
levels of delivery. There are HMAs where delivery will have to increase 3 fold or more to meet
need (Central Lincolnshire, Northern, Nottingham Core, Nottingham Outer) and HMAs where the
proposed percentage of affordable housing is over 50% (Peak Dales and Park, West
Northamptonshire, Peterborough Partial, Coastal Lincolnshire). Current provision (2006/07) of
affordable housing across the region is running at 11% of total additions to dwelling stock.
Housing Quality
4.22 The quality of new housing in the region needs attention. A report from CABE which
compared new housing in the region with that of other regions, underlined the perception of
relatively poor quality being achieved currently in housing schemes. Over half of all developments
surveyed were assessed as poor. No schemes were classed as good, and only one was rated as
very good.
Sustainable Homes
4.23 The government has introduced the Code for Sustainable Homes - a rating system for the
sustainability of newly built homes - based on 6 levels of performance. The government has set
a target that all new homes are to be zero carbon from 2016, Code level 6.
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Implications of the Credit Crunch
4.24 The credit crunch has affected the housebuilding industry through its impact on the ability
of purchasers to obtain mortgages and on the financial viability of house building companies who
have been hit by falling asset values of both landbanks and share capital and also have reduced
ability to raise development finance.
4.25 This has started to feed through into house prices and private housing starts. House prices
across the East Midlands fell by 5.1% in the year to July 2008, compared with an average for
England and Wales of minus 2%. Within the region the fall was steepest in Nottingham (-4.3%)
and least pronounced in Leicester (-0.6%). Prices rose in NE Lincolnshire by 4.5%.

Derbyshire Dales & High Peak
Introduction
4.26 Derbyshire Dales and High Peak form the boundaries of the Peak Sub region Housing
Market Area (HMA). Both Local Authorities have common housing issues. These include: lack
of an adequate supply of homes, high levels of second home ownership, limited supply of private
rented stock and a limited supply of social rented accommodation. Some of the key statistics for
the Core Strategy Area are:
A higher proportion of high priced stock and much lower proportions of stock in Council Tax
bands A and B than county or regional averages.
Affordability of housing is a key issue in both the Derbyshire Dales and High Peak. In 2006,
the house price to income ratio for Derbyshire Dales was 7.8:1 and for High Peak 8.1:1.
The key groups in greater need of affordable housing are single person households (54.4%),
single person with children households (17.2%) and couples with children (15.8%). Over the
next 5 years the bulk of affordable housing requirements are for 2 and 3 bedroom properties.
The High Peak area experienced strong growth in housing stock between 2001 and 2004
(2.2%). However housing growth has been consistently low in the Derbyshire Dales (1.6%)
in comparison to other areas (2.8% in Derbyshire and the East Midlands.)
The range and tenure of housing is restricted since there area high levels of owner occupation
and a small social rented sector.
The private rental sector is small and does not provide a wide range of renting options.
Second home ownership is an issue at 1.4% of housing stock compared to a regional average
of 0.3% and primarily affects areas within the Peak District National Park and Derbyshire
Dales. There are 293 second homes within High Peak and 973 within the Derbyshire Dales.
Both figures represent a 25% increase over Census figures.
Housing Stock
4.27 There are 69,000 properties in the High Peak and Derbyshire Dales (including National
Park) accounting for 22% of the properties in Derbyshire. The household growth between 1991
and 2001 in absolute terms shows that the number of households in the High Peak and Derbyshire
Dales Sub Region has increased by some 6,720 with a large proportion of this increase attributable
to the High Peak area, some 3,941.
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4.28 The major household types for this region is couples with no children accounting for 18,252
households(27%), couples with dependents accounting for 15,171 households (23%), pensioners
accounting for 16,728 households (25%); and single adults accounting for 8,275 households (13%).
4.29 The High Peak area has a very similar household composition to England in general, except
it has a slightly lower proportion of single adults and a higher proportion of couples (with and
without children).
4.30 The Derbyshire Dales is also similar to England, however it has a higher proportion of older
persons compared with England and the East Midlands. Like High Peak, it also has a higher
proportion of couples (with and without children), when compared with England.
4.31 There are 69,000 properties in the High Peak and Derbyshire Dales Sub region, accounting
for 22% of the properties in Derbyshire. The High Peak has more (7,500) properties than the
Derbyshire Dales.
4.32 Compared with regional and national comparators, the Core Strategy Area is predominately
owner occupied (76%), with particularly high levels of home ownership in the rural areas (75.6%
in the Derbyshire Dales and 81.5% in the High Peak). The level of social rented properties is
highest in the urban areas and the proportion of private rented stock higher in the rural areas.
These trends are comparable with the regional and national averages.
4.33 The High Peak Area experienced strong growth in housing stock between 2001 and 2004
(2.2%). However housing growth has been consistently lower in the Derbyshire Dales (1.6%) in
comparison to other areas.
2001

2004

Absolute Change

Change (%)

High Peak

37,737

38,563

+826

2.2

Derbyshire Dales

31,183

31,681

+498

1.6

Derbyshire

318,614

70,244

+1,324

2.8

East Midlands

1,794,806

327,554

+8,940

2.8

England

21,360,647

21,723,001

362,354

1.7

Source: DCLG, cited in Peak Sub Region Housing Market Assessment 2008

Table 2 Change in Housing Stock 2001-2004
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Figure 1 Derbyshire Dales Household Composition
4.34 The most dominant housing type in the Derbyshire Dales is the detached house or bungalow
with approximately 9000 units of this particular housing type within the district (Figure 1.) The
majority of people live within whole houses (Detached, semi-detached or terraced) as opposed to
flats or apartments which make up only a small proportion of the total housing stock.
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Figure 2 High Peak Housing Composition
4.35 The composition of housing types in High Peak differs quite dramatically to that in the
Derbyshire Dales. The main housing type in the High Peak is the terraced house with almost
14,000 of this dwelling type across the Borough. This housing type is most prominent within the
main towns where many were built to house mill workers. Detached housing represents the smallest
proportion of the whole housing types, while flats and apartments account for approximately 9%
of the total housing stock.
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Figure 3 Number of Bedrooms per Household - Derbyshire Dales
4.36 The number of rooms per dwelling in the Derbyshire Dales is shown in figure 3 above,
(ONS, 2001). The count of the number of rooms per household does not include bathrooms, toilets,
landings, hallways or storage spaces but all other rooms are counted. The majority of households
in the Derbyshire Dales have more than 5 rooms. There is a higher prevalence of larger housing
in the Derbyshire Dales than in the High Peak which is reflected by the fact that there are more
detached dwellings in the District (Figure 1).
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Figure 4 Number of Rooms per Household - High Peak
4.37 Figure 4 shows the number of rooms per household for dwellings in the High Peak. The
majority of households have 4 - 6 rooms with only a small proportion having less than this (ONS,
2001). There is a higher proportion of dwellings with 4 rooms in the High Peak than in the Derbyshire
Dales which is a reflection of the fact that there are many more terraced dwellings in the High
Peak, which are traditionally smaller than semi detached or detached types of housing.
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Figure 5 Tenure of Households with Derbyshire Dales
4.38 In 2001 Derbyshire Dales had one of the highest rates of outright home ownership amongst
Local Authorities in the East Midlands. Figure 5 shows that the majority of households in the
Derbyshire Dales were owner occupied (77%).
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Figure 6 Tenure of Households within the High Peak
4.39 The proportion of households in owner occupation in the High Peak is also high with 77%
of households either owning outright or with a mortgage. 14% of households live in affordable
housing, that is either, local authority rented housing, rentals from registered social landlords or
those in shared ownership.

19 April 2009 Homes for Everyone Topic Paper

Stage A2: Collecting baseline information

Detached

Semi Detached

Terraced

Flat/
Maisonette/apartment
and others

High Peak

24

30

36

10

Derbyshire Dales

42

30

19

8

LSP area

32

30

28

9

Derbyshire

32

36

21

7

East Midlands

32

36

21

10

England

23

32

26

19

4

Source Census 2001

Table 3 Housing Stock by Type (%)
4.40 The Core Strategy area has a higher proportion of high priced stock and much lower
proportions of stock in Council Tax bands A and B than county and regional averages. Detached
properties account for 32% of the housing stock in the area; semi detached 30% and terraced
28%. Flats and maisonettes only account for 9% (2001 census).
4.41 A significantly higher proportion of properties in High Peak fall into Band A-D (84%)
compared to 69.7% in Derbyshire Dales and 89% in the East Midlands and 81.4% in England as
shown in Table 4
Bands A-B

Bands C-D

BandsE-F

Bands G-H

High Peak

51.1

33.0

13.6

2.4

Derbyshire Dales

31.3

38.4

23.4

7.0

LSP area

42.2

35.4

18.0

4.4

Derbyshire

61.

27.1

9.6

2.2

East Midlands

60.8

28.1

9.1

1.9

England

44.9

36.6

14.4

4.1

Source: valuation office Agency Peak Sub Region Housing Market Assessment, 2008

Table 4 Dwellings by Council Tax Band 2004 (%)
4.42 Second home ownership is a significant issue for some settlements within the Core Strategy
Area with the majority of areas within Derbyshire Dales. There are 293 second homes within High
Peak and 973 within Derbyshire Dales. Both figures represent a 25% increase over the 2001
Census figures with second home dwellings particularly high within Matlock, Wirksworth and
Buxton.
Housing Affordability
4.43 Affordability of housing is a key issue in both the Derbyshire Dales and High Peak, with
both Councils continuing to set the delivery of affordable housing as one of their highest corporate
priorities.
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4.44 House prices have risen substantially in recent years across the Derbyshire Dales and
High Peak. This has made it increasingly difficult for local people to be able to afford suitable
housing.
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4.45 In the High Peak, the most significant house price increases have been in the Central area,
particularly in the Blackbrook ward where Chinley is located. Map 1 below shows average house
prices in the High Peak where the highest house prices, over £300,000 can be seen in Dinting
(Glossopdale), Blackbrook, (Central Area) and the Hope Valley ward further south. The lowest
overall house prices can be found in Glossopdale, particularly in Gamesley and Howard Town.

Map 1 Average Overall Price of Housing - High Peak
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4.46 The average property price for the Derbyshire Dales is currently £287,800, which is
significantly higher than the rest of Derbyshire (Hometrack, 2009). The Map below shows the
overall average property prices by ward. Currently, the highest property prices are located in the
wards of Carsington Water and Brailsford.

Map 2 Average Overall Price of Housing- Derbyshire Dales
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4.47 The maps below show the average property prices by ward for different types of property
in the High Peak and Derbyshire Dales.
4.48 Map 3 shows the average price of detached housing in the High Peak. The higher priced
detached housing is predominantly located in the Central area where the average price stands
between £476,000 and £547,000 in the wards of Hayfield, Blackbrook and the Hope Valley. The
lower priced detached housing (£200,000 - £269,000) can be found in each of the sub-areas
although there seems to be a higher prevalence of the lower priced property in the north of the
Borough around Glossopdale.

Map 3 Average Price of Detached Housing (£) in the High Peak by
Ward (2009)
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4.49 Overall in the Derbyshire Dales, the average property price for a detached is £425,600,
and Semi- Detached is £203,700 and a terraced is £176,600 (Hometrack, 2009). The highest
prices for detached properties are located within the wards of Masson, Carsington Water and
Brailsford, highest prices for semi-detached and terraced housing is located in Clifton & Bradley
Ward.

Map 4 Average Price of Detached Housing (£) in Derbyshire Dales
by Ward (2009)
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4.50 Map 5 shows the average price of semi-detached housing in the High Peak. The wards
with the most expensive semi-detached housing are Dinting in Glossopdale, Whaley Bridge and
Hope Valley in the Central Area and Temple in Buxton where households are on average more
than £244,000. The average price of semi-detached housing overall in the High Peak is
approximately £193,618 (Hometrack, 2009), which is high in comparison with both the East
Midlands, (£103,085) and the rest of England (£145,237), (landregistry.gov.uk, 2009).
4.51

There was no information available for this type of housing in Gamesley.

Map 5 Average Price of Semi-detached Housing (£) in the High
Peak by Ward (2009)
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4.52
The average price of semi detached housing in the Derbyshire Dales is £207,181
(Hometrack, 2009) which is higher than the average for the East Midlands and the rest of England
(landregistry.gov.uk, 2009) but lower than that in the High Peak. The Highest priced semi-detached
housing is in the ward of Clifton and Bradley (£305,000 - £342,000) towards the south and west
of the District, while the lower priced housing, (£149,000 - £227,000) is predominantly to the north.

Map 6 Average Overall Price of Semi-Detached Housing (£) in
Derbyshire Dales by Ward (2009)
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4.53 Terraced housing accounts for 35% of the housing in the High Peak, the highest proportion
of any of the housing types. The most expensive terraced housing is in Dinting, north of Glossop
and in Corbar, north of central Buxton where this housing type costs between £266,000 and
£313,000. The distribution of house prices for terraced housing is fairly even across the 3 planning
sub-areas (Glossopdale, Central and Buxton), although there is no housing in the lowest band,
between £82,000 and £128,000 evident around Buxton. This may be due to the quality, size and
condition of this type of housing in this area of the High Peak.

Map 7 Average Price of Terraced Housing (£) in High Peak by Ward
(2009)
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4.54 Terraced housing accounts for only a small proportion of housing in the Derbyshire Dales
District. The average price of this housing type increases to the south of the district with the highest
prices, £335,000- £410,000 evident in Norbury (Map 8) in the south west.

Map 8 Average Price of Terraced Housing (£) inb Derbyshire Dales
by Ward (2009)
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4.55 A Housing Needs Survey was completed in 2006 for the High Peak and Derbyshire Dales
by John Herrington Associates. This study identified that in Derbyshire Dales, some of the least
affordable locations are in Matlock, Darley Dale, Tansley, Wirksworth, Middleton, Cromford, Matlock
Bath, Ashbourne. In these locations only 18% of the residents can afford to buy a lower quartile
2 bedroom property.
4.56 Table 5 below compares housing affordability by dividing mean house prices by mean
workplace incomes. This is particularly relevant for people who live and work in the area, reflecting
their ability to afford to live locally. The result is a ratio, which shows that even at a national level,
housing affordability is difficult as individuals need to earn nearly nine times their salary on average
to afford housing. In the East Midlands the housing affordability is lower than both the national
average and High Peak and Derbyshire Dales averages. House prices in Derbyshire Dales are
particularly high in comparison with workplace earnings. This is significant given that 66% of people
who work in the District also live there (see Transport and Accessibility Topic Paper); and also for
High Peak where 60% of people who work in the District also live there.

Mean House
Price 2006

Mean Work
Place Gross
Earnings 2006

House
Price to
Income
Ration
2006

Mean
House
Price 2002

Mean
Workplace
Gross
Earnings
2002

House to
Income
Ratio
2002

High Peak

173,281

19,760

8.8:1

110,528

15,886

7:1

Derbyshire Dales

238,883

19,032

12.5:1

145,588

15,891

9.2:1

East Midlands

160,022

21,008

7.6:1

102,387

18,127

5.6:1

England and Wales

204,110

23,140

8.8:1

138,370

20,618

6.7:1

Source: NES,Land Registry.

Table 5 Housing Affordability Ratios
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4.57 Map 9 shows the house price to income ratio for wards in the High Peak. Those wards with
the Highest ratio are Dinting (11), Hope Valley (10.9) and Temple in Buxton (11.5). The wards
with the lowest ratio are predominantly located in Glossopdale with 8 of the wards having a ratio
between 6.7 and 7.66.

Map 9 High Peak House Price to Income Ratio (2009)
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4.58 House Price to Income Ratio for Derbyshire Dales are presented by Ward in map 10. Those
Wards with the highest income to house price ratio are Carsington Water (15.1) and Norbury
(14.8). The wards with lowest ratios in the District are located within Ashbourne South (7.6); and
Matlock St Giles (8.6), however, these are still considerably high at at least at a price of seven
times a persons income (Hometrack, 2009).

Map 10 House Price to Income Ratio by Ward in the Derbyshire
Dales
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4.59 During 2007/2008 there were 99 affordable dwellings completed within Derbyshire Dales.
There has been a 39% increase in the volume of affordable housing completed over 2007/2008.
The number of units is, however, still below that required to meet local needs in the Local Planning
Authority area.
4.60 During 2007/2008 63 affordable homes were completed in High Peak, all within the Local
Plan area. In 2008/09, 29 affordable homes were completed, 4 within the part of the borough
falling within the Peak District National Park.
Housing Need
4.61 The Derbyshire Dales and High Peak Community Strategy places considerable emphasis
on the need for affordable housing across the two local authority areas. A jointly commissioned
Housing Needs Survey and Housing Market Assessment has identified the extent of the need for
affordable housing in the two local authority areas.
4.62 The Joint Housing Needs Survey was commissioned in order to provide a thorough
understanding of the affordable housing needs in the Peak sub region and to provide advice on
how the Local Planning Authorities should respond to the scale of housing need identified in the
Survey.
4.63 At 1st April 2006, the Housing Needs Survey (HNS) stated that there were 5,853 households
on the Housing Register. The HNS covers the whole sub-region. From the Joint HNS the number
of households registered needing to move was 2,121 of whom 1,133 were living in problem housing.
Of these, 938 were not able to afford to buy or rent. The HNS estimates that this represents only
41.2% of the true extent of housing need in the sub-region taking into account the results of the
survey.
4.64

The HNS indicated that the affordability situation over the past 5 years has worsened.

4.65 The key groups in greater need of affordable housing are single person households (54.4%),
single person with children households (17.2%) and couples with children (15.8%).
4.66

The sizes of property needed by households over the next 5 years are:
34% need affordable 1 bedroom accommodation
43% need affordable 2 bedroom accommodation
20% need affordable 3 bedroom accommodation
3% need affordable 4,5 or more bedroom accommodation.

4.67 The potential shortfall of affordable and market housing was analysed and confirmed that
the largest shortfall would be for 2 bedroom accommodation at 35.9% in addition to 30.1% for 1
bedroom and 17.9% for 3 bedroom accommodation.
4.68 In October 2006 a Housing Market Assessment was commissioned, this confirmed the
extent of the affordable housing in the area, and recommended a number of ways in which
intervention was required in order to meet future changes in the housing market. Some of the key
messages from the assessment include:
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The potential for a mismatch between growth in the economy and housing supply as economic
growth is predicted to increase at a faster rate than production of new housing. When coupled
with low income levels for some and relatively high house prices, this causes significant
problems which need to be addressed both through raising income levels and increasing the
supply of affordable housing.
Demographic pressures from an increasingly older population and loss of young economically
active people, impacting on house prices and supply of housing
Unaffordability of suitable accommodation coupled with a lack of accommodation choice
meaning people may have to look outside the LSP area for more affordable accommodation
Shortage of housing land in relation to demand, influencing ability to increase the number of
housing units.
Homelessness
4.69 The Housing Needs Survey indicates that the level of accepted homeless cases has
increased from 235 in 2001/2 to 274 in 2005/6. Levels of homelessness in priority need have
increased from 176 in 2001/2 to 354 in 2004/5.
Supply of Housing
4.70 Housing allocations propose an annual target of 500 dwellings per annum (Regional Plan)
for the Peak Sub Region. The split between High Peak and Derbyshire Dales is 64% to High Peak
and 36% to Derbyshire Dales. The total number of residential dwellings to be provided in Derbyshire
Dales between 2006 to 2026 is 4,000 dwellings and 6,000 dwellings for High Peak.
4.71 Within Derbyshire Dales there has been a total of 461 net completions (2006-2008) which
has exceeded the annual target figure of 200. Within High Peak there has been a total of 959 net
completions (2006-2008) which has exceeded the annual target of 300.
4.72 The Strategic Housing Land Availability Assessment looked at potential housing sites to
meet the Regional Plan requirement of 10,000 dwellings by 2026 in the Peak sub-region. It
concluded that there is a five year supply of deliverable sites in Derbyshire Dales, with a small
shortfall in High Peak and the whole of the Peak sub-region. This situation is currently being
re-assessed in light of the recently published Regional Plan. However, given the current status
of the housing market and the impact of the economic downturn, the supply of housing in the area
may be affected and reduced .
4.73
Derbyshire Dales has delivered a significantly higher proportion of new residential
development on previously developed land (79%) in comparison to the the Government's target
of 60%. The majority of dwellings completed on previously developed land have been new builds.
4.74 59% of High Peak’s and 75% of Derbyshire Dale’s housing completions in 2006/7 were on
brownfield land. Annual Monitoring Reports note that this is one of the core targets in terms of
minimising the development of greenfield land, therefore conserving the environment.
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4.75
If current trends of development were to continue (i.e. higher than the allocation
requirements) the Spatial Strategy requirements would be significantly exceeded. The Regional
Plan rationale for allocating the relatively low figure is that a lower level of house building is
consistent with environmental sustainability considerations and also complements regeneration
programmes in Greater Manchester and South Yorkshire.
4.76 The Peak Sub-Region report highlights the fact that though the Peak Sub Area is well
placed to deliver the Regional Plan target growth, there is a considerable challenge to be faced
in terms of maintaining the development momentum as land supply reduces and the need to
increase the proportion of affordable housing affects the profitability of residential site development.
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5.1 The main sustainability issues identified through this review of baseline evidence are as
follows:
The High Peak and Derbyshire Dales Sub Area has an older population than average, with
a significant over representation of people aged 45 and over, and under representation of
people under 45.
The population growth has been driven by higher than average growth in the 45-64, 65-74
and 74+ age groups, which have all exceeded national and regional benchmarks.
The age profile of Derbyshire Dales is ageing at a quicker rate than High Peak due to a
reduction in the 15-24 and 25-44 age groups.
There is a high incidence of second home ownership. This can make it increasingly difficult
for people to afford housing
The High Peak and Derbyshire Dales Sub Region has a proportion of 4,5 and 6 bedroom
properties. The Housing Needs Survey indicated a shortfall of affordable housing for all sizes
except 3 bedroom accommodation.
There is relatively even split between detached (32%), semi detached (30%) and terraced
stock (28%) though with more emphasis on detached housing (42%) in Derbyshire dales and
terraced housed (36%) in High Peak.
The quality and price for housing, suggests the High Peak and Derbyshire Dales Sub Area
has a significantly higher proportion of higher priced stock
Across the High Peak and Derbyshire Dales Sub Area the supply of "entry level" one bedroom
and four bedroom market housing is low.
The highest proportion of households in the High Peak and Derbyshire Dales Sub region are
those comprising a married couple with dependent children.
The High Peak and Derbyshire Dales has a high proportion of owner occupation and a low
proportion of rented accommodation.
Those on low incomes are a risk of experiencing fuel poverty. This is made worse by houses
with poor energy efficiency
Derbyshire Dales has the second highest ratio of house price to earned income in the East
Midlands, demonstrating the difficulties experienced by first time buyers.
There is a continuing rise in people moving into the area from outside the region who may be
able to outbid local residents.
House prices have risen notably faster than the national and regional averages since 2001.
Affordability issues are compounded by a shortage of small entry level properties with a lack
of one and two bedroom accommodation in the area.
Owner occupation is beyond the means of many of households.
Progression "up the property" ladder from a three bedroom to a four bedroom house is difficult
The Housing Needs Survey (2006) identified key areas of housing need as being amongst
the 18-25 and 26-45 age groups, and particularly single person groups, though the shortfall
in housing would, in the future, be concentrated on two and three bed family homes, which
would account for two thirds of likely need in the High Peak and Derbyshire Dales Sub Region.
There are a high proportion of "Key Workers" within the High Peak and Derbyhsire Dales Sub
region.
The majority of older people may wish to remain in their houses for as long as possible.
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Sustainable development objectives
6.1 In response to the evidence detailed above, it is proposed to use the following sustainable
development objective as part of the Sustainability Appraisal Framework used to assess issues
and options in the Core Strategy.
To provide everybody with the opportunity of owning (including shared ownership) or
renting a sustainably-designed, good quality home at an affordable cost
6.2 When assessing the performance of issues and options against this objective, the following
criteria will be used:
Will it contribute to the viability and sustainability of urban communities?
Will it contribute to the viability and sustainability of rural communities
Will it support a range of house type and sizes, including affordable housing units and "Lifetime
Homes" to meet all needs?
Will it contribute to managing our contribution to climate change?
Sustainable
Baseline information
development objective
To provide everybody
with the opportunity of
owning (including
shared ownership) or
renting a sustainably
-designed, good quality
home at an affordable
cost

Affordability is a key issue. In
2006, the house price to income
ratio for Derbyshire Dales was
7.8:1 and for High Peak 8.1:1
The key groups in need of
affordable housing are single
person households (54.4%), single
person with children households
(17.2%) and couples with children
(15.8%).
Over the next 5 years the bulk of
affordable housing requirements
are for 2 and 3 bedroom
properties.
The range and tenure of housing
is restricted, there are high levels
of owner occupation and small
social and private rented sectors.
There are 293 second homes
within High Peak and 973 within
the Derbyshire Dales.

Table 6 Summary Baseline Information
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Trend
The High Peak
area experienced
strong growth in
housing stock
between 2001 and
2004 (2.2%).
However housing
growth has been
consistently low in
the Derbyshire
Dales (1.6%) in
comparison to
other areas (2.8%
in Derbyshire and
the East Midlands.)
Second home
ownership is 1.4%
of housing stock
compared to a
regional average of
0.3% and primarily
in areas within the
Peak National Park
and Derbyshire
Dales.

Indicator
/ target
NI 155
Number of
affordable
homes
delivered.
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Indicators and monitoring data
Sustainable development
objective
To provide everybody with the
opportunity of owning
(including shared ownership)
or renting a
sustainably-designed, good
quality home at an affordable
cost

Detailed criteria

Existing
targets or
indicators

Will it contribute to the viability and
sustainability of urban communities?
Will it contribute to the viability and
sustainability of rural communities?
Will it support a range of house type and sizes,
including affordable housing units and
"Lifetime Homes" to meet all needs?
Will it contribute to managing our contribution
to climate change?

NI 155
Number of
affordable
homes
delivered.

Table 7 Sustainability Appraisal Framework of Sustainable Development Objectives
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