STAGE 2
Matters 10 & 11 - Strategic and Other Allocations and
Settlement Boundaries, Darley Dale
(Main Evidence Base : SD03 / CD25 – SHELAA / EX/08)
Issue
1.

The Development Strategy
Are the allocations in Darley Dale consistent with the development strategy (Policy S8)?

Response
1.

The development strategy outlined in Policy S8 is to promote sustainable growth whilst
promoting and maintaining the distinct identify of settlements, providing an increased
range of employment opportunities promoting the growth of a sustainable tourist economy
and meeting the housing needs of the local community.
Darley Dales is defined as a second tier settlement in the Settlement Hierarchy (Policy
S3). As such, it is expected to continue to provide significant levels of jobs and homes,
together with supporting community facilities and infrastructure.
As at 1st April 2017, there are total commitments for 6646 dwellings in the Derbyshire
Dales (Document M4/1) as summarised below:Source of housing supply
Completions at 1st April 2017 (including 81 dwellings in the Peak District
National Park)
Commitments as at 1st April 2017
Resolution to Grant Planning Permission
Local Plan Allocations
Peak District National Park Contribution
Windfall Allowance
Total

Total
664
2675
262
2485
320
240
6646

Excluding developments in the Peak District National Park (81 completed plus 320
predicted) and a Derbyshire Dales windfall allowance (240), the Local Plan estimates that
6005 dwellings will be accommodated throughout the Derbyshire Dales outside the
National Park in the period 2013-2033. Of these, Darley Dale is anticipated to contribute
608 dwellings or 10% of all housing provision outside the National Park.
This level of housing provision is considered to be consistent with the development
strategy outlined in Policy S8 and reflects Darley Dale’s position in the settlement
hierarchy.
Issue
2.

Land at Stancliffe Quarry
Is the site deliverable in the timescales envisaged by the SHELAA having regard to
constraints, infrastructure and viability?
In particular what are the implications for deliverability of ecological constraints,

contamination, rock faces, stability and the mineral resource?
Are the criteria within Policy DS3 justified?
Response
2.

Stancliffe Quarry is considered to be a sustainable location for development given its
proximity to Darley Dale and its accessibility to public transport services along the A6.
The proposed allocation has received only one objection (rep 2221/491) from a
neighbouring landowner which contends that the costs of redeveloping the site in terms of
rockface stabilisation works and costs of an access render the site unviable. However,
these representations are not substantiated by any firm evidence to demonstrate this to be
the case.
Whilst there are ecological constraints in terms of the natural environment, there are no
wildlife designations within or adjacent to the site. The extensive tree cover around the
periphery of the site which may contain valuable habitat is capable of being assessed as
part of a redevelopment proposal. Whilst acknowledging the likely presence of ecological
interests, Derbyshshire Wildlife Trust have not objected to the allocation of the site.
Accordingly, it is considered that there is potential for mitigation measures to be adopted.
The potential for redevelopment of the site has already been acknowledged by the
granting of planning permission in 2008 (application code 08/00311/FUL) for the
redevelopment of the site to include re-modelling of the quarry, formation of access road to
A6 and erection of a self-catering hotel and 38 no. holiday lodges. As part of this
permission, specific conditions were imposed to deal with many of the same issues that
would be encountered in a proposal for residential development, thus demonstrating that
site constraints can be satisfactorily addressed.
In regard to potential contamination, whilst there is no evidence to indicate that
contamination is a significant problem, due to the previous use of the site appropriate
conditions would again be imposed on any planning permission to require detailed
assessments to be undertaken.
Due to a recent change in ownership, there is renewed interest in redeveloping the site for
residential purposes. Due to this recent change in ownership, the site has not been
subject to the same degree of technical assessment as other proposed allocations.
However, the sites viability and deliverability has been assessed as part of the planning
application for the site and also as part of Cushman & Wakefield’s - Local Plan Viability
Study (CD19 – Appendix 6) which concludes that the site is viable and deliverable taking
into account all abnormal and associated costs.
In regard to the mineral resource, the reserve in Stancliffe Quarry is circa 165,000 tonnes.
Whilst the site is currently inactive, the site is used for the supply of stone for specific
projects, therefore extraction is sporadic but is generally about 30,000 tonnes every couple
of years. Appropriate acknowledgement has been given to this matter within Policy DS3.

Issue
3.

Other Housing Allocations
Are the sites deliverable in the timescales envisaged by the SHELAA having regard to
constraints, infrastructure and viability?

Response
3.

The NPPF’s definition of a deliverable site is one which is suitable now, available for
development now and achievable. The Planning Practice Guidance outlines the
considerations to be applied in determining whether a site is to be considered suitable,
available and achievable (Paragraph: 023 Reference ID: 3-023-20140306).
The Strategic Housing and Employment Land Availability Assessment (CD25) outlines the
approach taken to the identification of sites and includes consideration of delivery issues
based upon engagement with developers and landowners. The SHELAA assessed in
detail (CD26), all of the housing sites allocated in the Derbyshire Dales Pre-Submission
Local Plan. Whilst individual sites have different infrastructure requirements and varying
degrees of constraint, none of these are considered to be insurmountable as evidenced by
the individual site assessments that have been undertaken. Further evidence is also
presented in CD19 and CD20.
The viability evidence base (CD19) tested a wide range of development typologies based
on research of the actual sites which are anticipated to come forward through the
SHELAA. The evidence base included both area wide and site specific viability modelling
which tested residential development sites on a broad range of size, housing mix and
density.
Within the area wide viability modelling (CD19), an allowance of £1,000 per unit was made
for Section 106 costs for each residential development scheme. Abnormal development
costs have also been accounted for in the viability evidence base through setting
appropriate land value benchmarks and including abnormal costs in the site specific
viability modelling. Additional “viability cushions” are also included in the viability evidence
base such as 20% developers’ profit on all market units and a contingency allowance on
construction costs which means that there is adequate provision to ensure that
infrastructure requirements do not adversely impact on the development viability.
The District Council has continued to regularly update the SHELAA information by
supplementing it with discussions undertaken through pre-application meetings, meetings
with key infrastructure providers, further analysis of technical documents received through
agencies and progress in terms of planning applications received.
The District Council is satisfied that all of the allocated sites in Darley Dale are deliverable
and this is evidenced by Statements of Common Ground attached at Appendix 1 for
allocations HC2(h), HC2(i), HC2(j) and HC2(k).

Issue
4.

Strategic Gap
Is a strategic gap policy necessary taking into account other policies of the plan?
Is the extent of the strategic gap justified?

Response
4.

One of the core planning principles of the NPPF (Paragraph 17) is to ensure that plans and
decisions should take account of the different roles and character of different areas, and
recognise the intrinsic character and beauty of the countryside, to ensure that development
is suitable for the local context.

Due to its location alongside the A6 and its flat topography, the Matlock to Darley Dale
corridor is subject to significant development pressure which if left unchecked, has the
potential to significantly erode the separate identity of the settlements. This pressure
together with the somewhat amorphous nature of Darley Dale, provides appropriate
justification for Policy PD10 as it will provide another means of combatting further
unfocussed development along the A6 and instead will preserve the remaining open
spaces along the A6 which contribute significantly to the character of the locality,
particularly to the south and west.
A policy of safeguarding was first introduced in the 1998 Derbyshire Dales Local Plan
(Policy DC8) and was continued into the 2005 Local Plan (Policy NBE9). On both
occasions, Local Plan Inspectors recognised the importance preventing the coalescence of
the settlements and of safeguarding the physical and visual environment between Matlock
and Darley Dale.
Whilst neither Policy DC8 nor NBE9 have prevented all forms of development along the A6
corridor during the last 19 years, the policies have nonetheless safeguarded some of the
most important open breaks which afford spectacular views of the Derwent Valley.
The Derbyshire Dales Landscape Sensitivity Study (CD49 – Section 6.3) analyses the
context of Darley Dale within the Derwent Valley and its relationship to the Peak District
National Park. The analysis concludes (Paragraph 7.1.2) that despite some coalescence
between settlements e.g. Matlock and Upper Hackney, Darley Dale and Two Dales, further
coalescence is prevented due to the presence extensive screening vegetation and the
open spaces along the A6.
The Land of high sensitivity in this area is denoted in CD49 – Page 95, which includes all
of the open spaces along the A6 which are the subject of Policy PD10. The extent of the
strategic gap is therefore considered to be justified by evidence.
Issue
5.

Settlement Boundaries
Is the settlement boundary for Darley Dale justified?

Response
5.

Settlement development boundaries are intended to reflect the extent of the settlement’s
existing or proposed built-up area and are used to direct the application of policies within
the Local Plan. The criteria applied for the definition of the settlement boundaries is set out
at SD01 (Paragraph 4.23).
It is considered that the settlement boundary defined for Darley Dale the Local Plan is
justified.

Issue
6.

Infrastructure
Will the infrastructure to support the scale of development proposed be provided in the
right place and at the right time?
In particular do the policies support provision of a new medical centre?

Response
6.

The District Council has undertaken a supplementary update of the Infrastructure Delivery
Plan (CD20). The updated evidence indicates that transport and education infrastructure
will form the majority of the “essential” projects required to support future growth.
In regard to Darley Dale, the primary schools serving the area are currently either at
capacity or are over-subscribed and Derbyshire County Council projections show rising
pupil numbers for all but one of the primary schools in the area. The strategic allocations
for Darley Dale (Policies DS2 and DS3) specifically require developer contributions
towards the provision of education services and other contributions will be sought from
Policy HC2 allocations as required in accordance with Policy S11.
Highfields School in Matlock is the normal areas school for secondary provision in Darley
Dale. This school is projected to have sufficient surplus capacity to accommodate
additional secondary pupils from future housing development in the area (SD07 –
Appendix 2, Document 81, Page 13).
The updated IDP Schedule does not indicate any other infrastructure needs specific to
Darley Dale.
Planning permission has already been granted (17th November 2016) for a new Darley
Dale Medical Centre (Application code: 156/00578/FUL) on land at Dale Road North,
Darley Dale. This new facility will provide increased patient capacity and access to a new
range of clinical services not currently provided by the existing Practice.
The provision of this infrastructure is not dependent upon any s.106 or CIL funding as
funding has already been secured.

APPENDIX 1

POLICY HC2 STATEMENTS OF COMMON GROUND
Reference
HC2(h) SHLAA172
HC2(h) SHLAA295
HC2(i)
HC2(j) and DS2
HC2(k)

Location
Land at Old Hackney Lane
Land at Old Hackney Lane
Land at Old Hackney Lane
Land to the rear of RBS
Land at Normanhurst Park

Settlement
Darley Dale
Darley Dale
Darley Dale
Darley Dale
Darley Dale

Land at Old Hackney Lane, Darley
Dale HC2 (h) SHLAA172
Statement of Common Ground as
agreed by Derbyshire Dales District
Council and Mr. & Mrs. Bunting
(land-owners).

Derbyshire Dales District Council
Local Plan – Examination in Public

April 2017

1.

Purpose

1.1 The purpose of this Statement of Common Ground is to inform the Inspector and other
parties about the areas of agreement between Derbyshire Dales District Council and Mr &
Mrs Bunting (land-owners) on Housing Land Allocation Policy HC2(h) of the Derbyshire
Dales Local Plan Submission Plan (2016); for the proposed residential development of 27
dwellings.

2.

Background

2.1 Derbyshire Dales District Council has undertaken a through Strategic Housing and
Employment Land Availability Assessment (CD25 August 2016) that assessed land for
residential and employment development. Land at Old Hackney Lane, Darley Dale was
identified through the SHELAA process and has been thoroughly assessed by both the
District Council and relevant agencies to identify potential constraints and how these can
be mitigated through development, there are two SHLAA assessments relating to HC2 (h),
this agreement relates to SHLAA 172 (CD26).
2.2 Once the SHELAA had identified sites that were potentially developable, Derbyshire Dales
District Council undertook further work assessing the deliverability and phasing of sites.
This work included the assessing the initial viability of sites through Viability Assessment
(CD20 June 2016).
2.3 Further information regarding site status was sought from the agent/landowners through a
Delivery Proforma in May 2016, updated in March 2017. This included, progress,
overcoming constraints identified on sites and intentions to submit planning application;
start dates and planned phasing on site and ensuring all infrastructure needs are
appropriately addressed through the development proposals.

3.

Site Description

3.1 This is a greenfield site, consisting of agricultural field and part of another adjoining field
immediately adjoining development at Darley House Estate, Hackney on the north eastern
side of Old Hackney Lane. A stone wall marks the boundary with the lane. The site is
within reasonable walking distance to local services and facilities. It is considered that a
safe and accessible access can be achieved from the site subject to localised highway
improvements and issues regarding gradients are addressed as part of any scheme on the
site.

4.

Areas of Common Ground

4.1 Both parties agree that the allocation of HC2(h) Land at Old Hackney Road, Darley Dale
for residential development is considered to be deliverable and developable as per
paragraph 47 of the NPPF.
4.2 Both parties agree to work towards satisfactory submission of a planning application.
4.3 The District Council agrees to proactively engage with appointed developers or subdevelopers to ensure that development delivers according to the trajectory.
4.4 Both parties agree that the site is considered suitable, available and achievable.

5.

Site Capacity

Timescale for Delivery
5.1
Year

2017 / 18

No. of
Dwellings
SHLAA 172

0-5 years
2018 2019
/ 19
/ 20
27

2020
/ 21

2021
/ 22

2022
/ 23

6-10 years
2023 2024
/ 24
/ 25

2025
/ 26

11-15 Years
2026 2027
/ 27
/ 28

Capacity of Infrastructure
Highways
5.2 The Highways Authority have advised that safe and adequate access can be achieved to
and from the site with improvements made to access arrangements as part of a planning
application (SHLAA CD26).
Landscape
5.3 The DDDC Landscape Officer stated (SHLAA CD26) development of the site is likely to
have a moderate adverse impact on landscape character due to loss of countryside, but
this could be mitigated through design of an appropriate scheme as part of a planning
application on the site.
Ecology
5.4 Derbyshire Wildlife Trust consider the site to be of low nature conservation value (SHLAA
CD26).
Education Infrastructure
5.5 Derbyshire County Council’s calculations of the need for additional school places are
updated every six months and have identified that there are currently sufficient secondary
school places but that additional primary school capacity is required across the District.
The County Council has also identified potential options, including costs, for some school
expansions through consultation with the relevant Headteachers and the District Council.
The District Council has worked closely with the County Council on such matters and has
taken account of the impact on individual schools as part of the Local Plan process.
Constraints to Development
Heritage
5.6 Heritage assessment concludes development is likely to result in no impact to/on the
significance/setting of the heritage assets. (SHLAA CD26).
5.8 Both parties agree that there are no insurmountable constraints to development on this
site.
Viability Considerations
5.9 The land-owner prepared a promotional document and accompanying Transport and
Transportation Appraisal in support of the site, submitted to the District Council in
November 2014.
5.10 Representations made on the land-owner’s behalf in September 2016 included
identification of constraints and capacity plans.

6.

Progress Since Derbyshire Dales Local Plan 2016

6.1 The land-owner has indicated that a planning application will be forthcoming in 2017/18
and that options discussions with interested developers are ongoing.

7.

Outstanding Matters

7.1 There are no areas of disagreement between Derbyshire Dales District Council and Mr &
Mrs Bunting the land-owners in respect of Policy HC2(h) SHLAA172.

8.

Agreement

Signed by:-

Paul Wilson on behalf of Derbyshire Dales District Council
Date:
Signed by:-

Mr. & Mrs. Bunting (Land-owners).
Date: 18 April 2017

Land to the rear of RBS, Darley
Dale HC2(j) and DS2
Statement of Common Ground as
agreed by Derbyshire Dales District
Council and Mr G. Breed (agent) on
behalf of the land-owner.

Derbyshire Dales District Council
Local Plan – Examination in Public

April 2017

1.

Purpose

1.1 The purpose of this Statement of Common Ground is to inform the Inspector and other
parties about the areas of agreement between Derbyshire Dales District Council and Mr
G. Breed (Agent) on Housing Land Allocation Policies HC2(j) and DS2 of the Derbyshire
Dales Local Plan Submission Plan (2016); for the proposed residential development of up
to 143 dwellings.

2.

Background

2.1 Derbyshire Dales District Council has undertaken a through Strategic Housing and
Employment Land Availability Assessment (CD25 August 2016) that assessed land for
residential and employment development. Land to rear of RBS, Darley Dale was identified
through the SHELAA process and has been thoroughly assessed by both the District
Council and relevant agencies to identify potential constraints and how these can be
mitigated through development (CD26 SHLAA241).
2.2 Once the SHELAA had identified sites that were potentially developable, Derbyshire Dales
District Council undertook further work assessing the deliverability and phasing of sites.
This work included the assessing the initial viability of sites through Viability Assessment
(CD20 June 2016).
2.3 Further information regarding site status was sought from the agent/landowners through a
Delivery Proforma in May 2016, confirmed by return of correspondence in March 2017.
This included, progress, overcoming constraints identified on sites and intentions to submit
planning application; start dates and planned phasing on site and ensuring all
infrastructure needs are appropriately addressed through the development proposals.
2.4 A planning application for a medical centre and access road was approved on part of the
site 15th November 2016 (16/00578/FUL).

3.

Site Description

3.1 This is a greenfield site that immediately abuts the existing built up settlement. The site is
on land associated with DFS and adjoining agricultural fields fronting the A6 through
Darley Dale close to its junction with Station Road and Chesterfield Road. The site has
various existing uses. Large areas on the north western and north eastern sides comprise
open agricultural land. Central and southern areas are occupied by development
associated with DFS (furniture retail warehouse). There are three residential properties on
site. The site is close to the “centre” of Darley Dale/ Two Dales.

4.

Areas of Common Ground

4.1 Both parties agree that the allocation of HC2(j) and DS2 Land to the rear of RBS, Darley
Dale for residential development is considered to be deliverable and developable as per
paragraph 47 of the NPPF.
4.2 Both parties agree to work towards the submission of a planning application for residential
development that fulfils the potential of the site.
4.3 Both parties agree that the constraints identified are not insurmountable.

4.4 The District Council agrees to proactively engage with appointed developers or subdevelopers to ensure that development delivers according to the trajectory.
4.5 Both parties agree that the site is considered suitable, available and achievable.

5.

Site Capacity
Timescale for Delivery

5.1
Year
No. of
Dwellings

2017
/ 18

0-5 years
2018 2019
/ 19
/ 20
20
40

2020
/ 21
40

2021
/ 22
35

2022
/ 23

6-10 years
2023 2024
/ 24
/ 25

2025
/ 26

11-15 Years
2026 2027
/ 27
/ 28

Capacity of Infrastructure
Highways
5.2 There are no anticipated access issues.
Education
5.3 Derbyshire County Council’s calculations of the need for additional school places are
updated every six months and have identified that there are currently sufficient secondary
school places but that additional primary school capacity is required across the District.
The County Council has also identified potential options, including costs, for some school
expansions through consultation with the relevant Headteachers and the District Council.
The District Council has worked closely with the County Council on such matters and has
taken account of the impact on individual schools as part of the Local Plan process.
Constraints to Development
Flooding
5.4 The SHLAA (CD26) identified that a proportion of the site falls within Flood Zone 3,
following the watercourse of Warney Bridge which runs east to west through the site. The
Environment Agency has advised that the developability of the site is subject to the receipt
of a satisfactory Flood Risk Assessment (FRA) which demonstrates in a clear and
transparent manner that the site has passed/likely to pass the sequential/exception test.
The District Council has had confirmation that the sequential test has been met on the
site.
5.5 The Conservation Officer has concluded that any development of the site should also
have due regard to the course of the Warney Brook & Mill Lade and to any resultant
archaeological interest.
Landscape
5.6 Due to parts of the site being assessed as high landscape sensitivity the SHLAA (CD26)
indicated that development should be concentrated with the north west of the site.
Ecology
5.7 Derbyshire Wildlife Trust assessed the site to have low conservation value, included in the
SHLAA process (CD26).

Viability Considerations
5.8 The agent has indicated that the submission of the planning application for the Medical
Centre and access is a clear indication of the intent to deliver the site as the development
of residential and the medical centre are intrinsically linked.

6.

Progress Since Derbyshire Dales Local Plan 2016

6.1 The Agent returned the Derbyshire Dales District Council proforma (March 2017)
confirming the intent to develop the site in the next 18 months.

7

Outstanding Matters

7.1 There are no areas of disagreement between Derbyshire Dales District Council and Mr G.
Breed (Agent) on behalf of the land-owner in respect of Policies HC2(j) and DS2.

8

Agreement

Signed by:-

Paul Wilson on behalf of Derbyshire Dales District Council
Date:
Signed by:-

Mr G. Breed (Agent) on behalf of the Land-Owner
Date: 12.04.17

