POSITION STATEMENT FROM WILLIAM DAVIS IN RELATION TO MATTER 5 ISSUE 4 (AND
CONFIRMING POSITION ON ISSUE 1 AND 5) IN THE LOCAL PLAN EXAMINATION FOR
DERBYSHIRE DALES DISTRICT COUNCIL RELATING TO POLICY HC11 – HOUSING MIX
AND TYPE

Introduction
William Davis is a significant house builder based in Loughborough in the East Midlands who has
considerable experience in building throughout the districts in the region including Derbyshire Dales.
The company is proposing to build 500 dwellings next year and has significant knowledge of the various
housing markets and sub-markets that exist across the East Midlands. There are a number of different
markets across the region ranging from the larger cities of Nottingham, Leicester and Derby through
the rural areas close to the M1; the older coalfield areas of North Nottinghamshire and South Derbyshire
and then the areas around the market towns in the Derbyshire Dales.
William Davis has specific experience of building and selling new houses in the Derbyshire Dales District
Council area and Matlock in particular. Most recently the company completed the development of 220
dwellings on the site at Moreledge in Matlock. This site was a mix of mainly three and four bedroom
properties although there are some smaller properties and affordable dwellings. The company
considers this development to be generally regarded as successful by the Council; the residents of the
scheme and local people who live close to the site.
William Davis is intending to develop (subject to the outcome of the Examination) the largest housing
allocation in the Plan at Gritstone Road, Matlock (430 dwellings). This site will be the subject of other
specific statements which will be discussed mainly in Stage 2 of the Examination. Pre-application
discussions (including the scoping of the Environmental Impact Assessment) are well under way with
officers on a without prejudice basis. There is much common ground between William Davis; DDDC
officers and major consultees in terms of the principle of the development and the emerging masterplan
of the site.
Matter 5 Issue 4 – Housing Mix Policy HC11
There is, though, a potential area of difference between William Davis and the Council relating to the
wording of Policy HC11. In particular, there is concern about the Council’s inclusion in that policy of a
table which sets out what it will “seek to secure” in terms of housing mix on each large site. The table
seeks to secure a mix of market housing of 5% one bed units; 40% two bed units; 50% three bed
units and 5% four bed plus units. The affordable housing mix is different and more targeted at one
and two bedroom properties. The overall mix within the policy seeks to secure (on large sites) 15% of
one bed properties; 40% of both two and three bed properties and again only 5% of four bed
properties.
William Davis’ view is that whilst it is legitimate for the Council to consider whether a particular large
site has an appropriate housing mix on it, William Davis’ conclusion is that it is difficult in policy terms
to apply a formulaic approach to housing mix as Policy HC11 proposes. This is because there is a range
of different sites in different locations across Derbyshire Dales so the implementation of the formula in
Policy HC11 on a district-wide basis is not in accordance with the objectives of the NPPF to meet the
widest range of housing requirements through the Local Plan process (see paragraph 50). It would
also potentially dictate a housing mix not in accordance with market demand.
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To support its position that Policy HC11 should be reconsidered at the Examination, William Davis has
commissioned an independent housing market assessment of the Matlock area – prepared by Savills –
this appears in Appendix 1 to this statement.
The conclusions of the Savills report – which includes an analysis of the GL Hearn report on housing
market prepared for the Council that led to the proposed mix in Policy HC11 include a number of key
points:
1. The existing housing make-up of Derbyshire Dales is weighted towards detached and three
bedroom properties which is in line with the East Midlands region.
2. More recent permissions that have been implemented in the area show high demand for the larger
three and four bed properties with less demand for the smaller properties.
3. The existing analysis of turnover figures of existing housing stock show low percentages of
detached dwellings in the market compared to higher percentages for smaller terraced housing of
two and three bedrooms.
4. The requirement for 50% three bedroom dwellings on new schemes is high given this type of
dwelling constitutes the largest current house type in the district.
5. The GL Hearn report itself advises the Council that “it is considered it is appropriate through the
planning system to seek to influence the balance of types and sizes of market housing through the
mix of sites allocated for development rather than specific policies relating to the proportion of
homes of different sizes which are then applied to specific sites”. (our emphasis)
The formulaic approach in Policy HC11 would not be in accordance with the advice that the Council is
receiving and provides a further reason for the approach to the matter to be reviewed at the
Examination.
William Davis is somewhat concerned that if Policy HC11 mix was imposed on the Gritstone Road,
Matlock site in accordance with the policy, only 22 of the 430 dwellings on the site would be four
bedroom plus whereas approximately 65 of the dwellings would be one bedroom. The vast majority
would be either two or three bedrooms. William Davis considers on the basis of the Savills report that
if Policy HC11 is implemented in accordance with the table within it, there will be an over-provision of
two and three bedroom properties with an under-provision of larger four bedroom properties. With
housing provision not meeting market demand there is a danger that built dwellings would not be sold
so would remain vacant which would ultimately lead to a reduction in annual completions and/or
amended applications to change the approved mix that may have been policy compliant when an
original planning permission had been granted.
Rather than seek to prescribe a mix by formula, the Council should firstly clarify what it means by the
words “seek to secure”. In William Davis’ view it may be better for the Council to review the individual
circumstances of each larger site when a planning application is made. This would allow for discussions
to take place in the context of a review of the housing market at a particular time as to how far a
particular site can go to meet what the Council’s sees as needs for one, two and three bedroom housing.
Furthermore, each site has its own physical characteristics. On the Gritstone Road site William Davis’
considers that the ability to provide more four bedroom plus properties on the site, will allow a better
interface of the development with the surrounding landscape.
The policy’s formulaic approach to housing mix would tend to ignore individual site characteristics as
well as other factors such as the nature of development, character of the area, evidence of local housing
need and turnover of properties at the local level. In these terms, William Davis suggest it would be
appropriate for the Council to consider taking out the first sentence of the second paragraph of Policy
HC11 (and the table) with this information and the overall objectives for housing mix being in the
supporting text to the policy. If a mix was being specified for the Gritstone Road site it would be that
included within the Savills report. This would allow for flexibility and the deliverability of housing to
take place in accordance with market objectives as well as housing needs.
2

Both William Davis and DDDC’s objectives for Gritstone Road are the same in that they want to ensure
that the 430 dwellings proposed for the site come forward in an attractive development, accounting for
site specific constraints, that will meet affordable and housing market needs. William Davis is concerned
that as currently written (in including the housing mix table) Policy HC11 may not be conducive to the
Gritstone Road site meeting housing needs nor market demand in the best way. The deletion of the
table and the first sentence in paragraph 2 of the policy and the need to review the housing market
similar to that submitted to the Examination by Savills on behalf of William Davis would be a better way
to deliver the objectives of Policy HC11.
Confirmation of William Davis’ Position on Issues 1 and 5
William Davis wishes to reiterate its concerns over the Issues 1 and 5 relating to affordable housing
and space and accessibility standards. These were covered in its original representations to the Plan.
In particular William Davis suggests the affordable housing policy requirement of 30% should be
regarded as a maximum figure and subject to a viability assessment if less than overall requirement is
provided either on or off-site.

3
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1.

Introduction

In accordance with instructions from our client, William Davis Limited, we confirm our investigations in to the
justification behind Policy HC11 of the Derbyshire Dales Submission Local Plan prior to the Examination. The
purpose of this Report is to analyse the profile of demand for Matlock and surrounding areas and assess whether
the proposed accommodation mix is market facing.
We specifically address the justification behind the proposed market housing mix that the Submission Local Plan is
seeking to secure on residential developments of 10 dwellings or more:
·
·
·
·

2.

5%
40%
50%
5%

1 bedroom dwellings
2 bedroom dwellings
3 bedroom dwellings
4+ bedroom dwellings

Survey of Demand Study areas

This Report focuses on the anticipated demand for residential accommodation in Matlock and the surrounding
areas. The key inputs in order to draw these conclusions are as follows:
·
·
·
·
·
·
·

A review of Section 8 of the Derbyshire Dales Housing and Economic Developments Needs Assessment
produced by GL Hearn in September 2015
Savills demographic analysis
An assessment of existing housing turnover
Assessed new housing developments
Reviewing recent planning applications approved mix
Providing Savills recommendation for an appropriate mix of market housing
Commentary provided by Savills Residential Sales Team with regard to purchaser enquiries for the area to
identify the demand profile for the area

As Matlock town is the largest conurbation in the Derbyshire Dales, we have focused our research on this area as
well as the immediate surrounding areas.

William Davis
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3.

GL Hearn Report - Section 8

We have reviewed Section 8 of the Derbyshire Dales Housing and Economic Development Needs Assessment
produced in September 2015 by GL Hearn. This section addresses the need for different sizes of homes, looking at
demographic analysis including population projections to produce a suggested mix of housing.
3.1.

Review of demographic analysis in the report

The main demographic data analysed which informs housing mix included Existing House Types, Dwelling Size by
Number of Bedrooms and a commissioned table on Average Bedrooms by Age, Sex and Tenure, among others.
3.1.1.

Existing House Types

The existing house type graph in the report addresses the entire area of Derbyshire Dales, concluding that 40% are
detached, 30% semi-detached and 20% are terraced. We have produced the graph below, showing the same data
however include a micro search area of Matlock Town.

45.0
Whole house or bungalow:
Detached

40.0
35.0

Whole house or bungalow: Semidetached

30.0

Whole house or bungalow:
Terraced (including end-terrace)

25.0
20.0

Flat, maisonette or apartment:
Purpose-built block of flats or
tenement

15.0

Flat, maisonette or apartment:
Part of a converted or shared
house (including bed-sits)

10.0
5.0

Flat, maisonette or apartment: In a
commercial building

0.0
Matlock Town

Derbyshire
Dales

East Midlands

England

The data in this table highlights that the percentage of semi-detached dwellings in Derbyshire Dales is at 30%, not
dissimilar that of the wider East Midlands which is at 35% which includes larger cities such as Leicester, Derby and
Nottingham. Further the existing percentage of terraced dwellings in Derbyshire Dales is 19%, very similar to the
East Midlands at 20% which again includes much higher density conurbations.
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Further, when we assess Matlock Town itself, the weighting in favour of detached dwellings is reversed in favour of
semi-detached dwellings given the densities in the location, taking Matlock above that of the East Midlands for
provision of semi-detached dwellings.
3.1.2.

Dwelling Size by Number of Bedrooms

The report states that the most common house type calculated by numbered bedroom is 3 bedroom dwellings. We
have used this data in the table below to show the comparison, of Matlock (St Giles Ward and All Saints Ward) and
Derbyshire Dales housing stock, with the wider East Midlands and England.
Bedrooms

Matlock (2 wards) Derbyshire Dales East Midlands

England

1 bedroom

9%

7%

8%

12%

2 bedrooms

25%

25%

27%

28%

3 bedrooms

45%

43%

45%

41%

4 bedrooms

15%

18%

15%

14%

5 or more bedrooms

5%

7%

4%

5%

The report states that there is a greater proportion of 4 and 5 bedroom properties in Derbyshire Dales, which is
accurate, however not by a significant proportion, being only 6% above the East Midlands for these two house
types combined. This is an expected trend given the rural makeup of the District compared to the East Midlands
which comprises three large urban cities. When we compare Matlock to the East Midlands for 4 and 5 beds the
percentages are very similar.
The proportion of 1,2 and 3 bedroom dwellings is again similar in both Matlock and Derbyshire Dales to that of the
composition in the East Midlands region.
The GL Hearn report states under Section 8.15 that ‘market sector households are able to buy or rent any size of
property and therefore the profile of households does not directly transfer into the sizes of property to be provided’.
We have therefore extrapolated our data analysis by analysing the household composition within each of these
bedroom house types to assess the occupier profile and if this is appropriate for the house profile and size.
1 bedroom properties
In the table below the percentage of 1 bedroom occupants by their family composition is shown against the East
Midlands and England. Typically, one person households and couples occupy 1 bedroom dwellings and, as is clear
from the first two rows there is a much higher percentage of one person households comprising over 65 in the
Derbyshire Dales occupying 1 bedroom dwellings, whereas in the East Midlands they are more commonly
occupied by under 65’s. This is the same for one family households, where the percentage of over 65’s is above
that of the East Midlands.
It is also clear there are slightly fewer lone parents with dependant children living in 1 bedroom dwellings in
Derbyshire Dales as opposed to the wider areas.
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Household Composition

Derbyshire Dales

East Midlands

England

One person household: Aged 65 and over

40%

27%

24%

One person household: Other

35%

48%

48%

One family only: All aged 65 and over
One family only: Married or same-sex civil partnership couple:
No children
One family only: Married or same-sex civil partnership couple:
Dependent children
One family only: Married or same-sex civil partnership couple:
All children non-dependent
One family only: Cohabiting couple: No children

6%

4%

3%

7%

5%

6%

0%

1%

2%

0%

0%

0%

6%

6%

8%

One family only: Cohabiting couple: Dependent children

0%

1%

1%

One family only: Cohabiting couple: All children non-dependent

0%

0%

0%

One family only: Lone parent: Dependent children

2%

3%

3%

One family only: Lone parent: All children non-dependent

1%

1%

1%

Other household types: With dependent children

0%

0%

1%

Other household types: All full-time students

0%

0%

0%

Other household types: All aged 65 and over

0%

0%

0%

Other household types: Other

2%

2%

3%

2 bedroom properties
Regarding 2 bedroom dwellings, we would expect a similar profile of occupants, namely one person households
and one family only households with no children. Similar to the 1 bedroom occupancy makeup, there is a higher
percentage of one person households over 65 and a lower percentage than the East Midlands of single person
households (under 65) in Derbyshire Dales.
Again it is evident there is a higher percentage of families over 65 and a lower percentage of lone parents with
dependant children.
Household Composition

Derbyshire Dales

East Midlands

England

One person household: Aged 65 and over

20%

17%

15%

One person household: Other

21%

24%

23%

One family only: All aged 65 and over
One family only: Married or same-sex civil partnership couple:
No children
One family only: Married or same-sex civil partnership couple:
Dependent children
One family only: Married or same-sex civil partnership couple:
All children non-dependent
One family only: Cohabiting couple: No children

12%

10%

8%

14%

12%

11%

6%

6%

8%

2%

2%

2%

8%

8%

8%

One family only: Cohabiting couple: Dependent children

3%

4%

4%

William Davis
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Household Composition

Derbyshire Dales

East Midlands

England

One family only: Cohabiting couple: All children non-dependent

0%

0%

0%

One family only: Lone parent: Dependent children

6%

8%

9%

One family only: Lone parent: All children non-dependent

3%

3%

4%

Other household types: With dependent children

0%

1%

1%

Other household types: All full-time students

0%

0%

0%

Other household types: All aged 65 and over

0%

0%

0%

Other household types: Other

3%

4%

5%

3 bedrooms properties
Typical occupants of 3 bedroom households are young families with dependant children, or one family households
with no children or non-dependant children. In the graph below we can see that there is a higher percentage of one
person households over 65 and one family households over 65 occupying 3 bedroom dwellings, compared to the
East Midlands and England. In contrast, occupancy by families with children is slightly below the regions
percentage for this type of unit. This may reflect the fact that over 65’s are also choosing to down size to 3
bedroom accommodation from larger dwellings, that than of just 1 and 2 bedroom dwellings.
Household Composition

Derbyshire Dales

East Midlands

England

One person household: Aged 65 and over

13%

10%

11%

One person household: Other

10%

12%

11%

One family only: All aged 65 and over
One family only: Married or same-sex civil partnership
couple: No children
One family only: Married or same-sex civil partnership
couple: Dependent children
One family only: Married or same-sex civil partnership
couple: All children non-dependent
One family only: Cohabiting couple: No children

13%

10%

9%

18%

15%

14%

16%

17%

18%

7%

7%

7%

4%

5%

4%

One family only: Cohabiting couple: Dependent children
One family only: Cohabiting couple: All children nondependent
One family only: Lone parent: Dependent children

4%

5%

5%

1%

1%

1%

5%

8%

8%

One family only: Lone parent: All children non-dependent

4%

4%

5%

Other household types: With dependent children

1%

2%

3%

Other household types: All full-time students

0%

0%

0%

Other household types: All aged 65 and over

0%

0%

0%

Other household types: Other

2%

3%

4%
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4 bedroom properties
4 bedroom dwelling occupants are typically one family households with dependant children. The table below details
a similar result to 3 bedroom dwellings in that there is a higher percentage of occupants aged 65 or over either as a
one person household or one family household. As these occupants are not downsizing this creates a lack of
supply among family housing for use by family occupants.
There is also a higher percentage of married couples with no children occupying 4 bedroom houses than the East
Midlands and England.
Household Composition

Derbyshire Dales

East Midlands

England

One person household: Aged 65 and over

7%

5%

5%

One person household: Other

6%

6%

6%

One family only: All aged 65 and over
One family only: Married or same-sex civil partnership
couple: No children
One family only: Married or same-sex civil partnership
couple: Dependent children
One family only: Married or same-sex civil partnership
couple: All children non-dependent
One family only: Cohabiting couple: No children

13%

8%

9%

22%

19%

16%

27%

30%

29%

9%

10%

10%

3%

3%

3%

One family only: Cohabiting couple: Dependent children
One family only: Cohabiting couple: All children nondependent
One family only: Lone parent: Dependent children

3%

4%

4%

0%

1%

1%

3%

4%

5%

One family only: Lone parent: All children non-dependent

3%

2%

3%

Other household types: With dependent children

2%

3%

4%

Other household types: All full-time students

0%

1%

1%

Other household types: All aged 65 and over

0%

0%

0%

Other household types: Other

3%

4%

5%

5+ bedroom properties
5+ bedroom household occupiers are typically families with dependant children. Here, the balance of over age 65
occupants is redressed and is more in line with the East Midlands and England. There is a higher percentage of
married couples with dependant children which shows strong demand for dwellings of this size in the area.
Household Composition

Derbyshire Dales

East Midlands

England

One person household: Aged 65 and over

4%

3%

4%

One person household: Other

5%

6%

5%

One family only: All aged 65 and over

9%

6%

7%

One family only: Married or same-sex civil partnership

19%

15%

13%
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Household Composition

Derbyshire Dales

East Midlands

England

36%

32%

31%

8%

9%

9%

3%

2%

2%

3%

4%

3%

1%

0%

0%

2%

4%

4%

couple: No children
One family only: Married or same-sex civil partnership
couple: Dependent children
One family only: Married or same-sex civil partnership
couple: All children non-dependent
One family only: Cohabiting couple: No children
One family only: Cohabiting couple: Dependent children
One family only: Cohabiting couple: All children nondependent
One family only: Lone parent: Dependent children
One family only: Lone parent: All children non-dependent

2%

2%

2%

Other household types: With dependent children

5%

7%

8%

Other household types: All full-time students

0%

4%

3%

Other household types: All aged 65 and over

0%

0%

0%

Other household types: Other

4%

242%

8%

Summarising the composition of dwellings by number of bedrooms, there are lower numbers of young people
occupying 1 and 2 bedroom dwellings with higher numbers of over 65’s. 3 and 4 bedroom dwellings are occupied
by over 65’s at a proportion that is above the regional level. 5 bedroom dwellings are occupied by families with
dependant children at a higher percentage than that of the East Midlands and England, showing demand for this
unit type from families due to the occupancy of 3 and 4 bedroom dwellings by high numbers of over 65’s.
3.2.

Proposed Mix in the GL Hearn report

The GL Hearn Report suggests a mix of new housing detailed in the table below:
Mix of affordable and Market Homes
1 bed

2 bed

3 bed

4+ bed

5%
40%
15%

40%
35%
40%

50%
20%
40%

5%
5%
5%

Market
Affordable
All dwellings

This shows a clear weighting towards 2 and 3 bedroom dwellings and a low percentage of 4+ bedroom dwellings
on the suggested market housing mix. We have compared this to the existing housing stock in the table below.

Existing mix
Proposed mix (all dwellings)
Difference

William Davis

1 bed

2 bed

3 bed

4+ bed

7%
15%
8%

25%
40%
15%

43%
40%
-3%

25%
5%
-20%
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If the new build housing mix of the District were to achieve higher percentages of 1 and 2 bedroom dwellings, they
are likely to be further occupied by over 65’s, rather than under 65 one person households or first time buyers
given there are lower numbers of these occupants in the district (as demonstrated later in section 5.1). Both types
of single person households are intrinsic to the demand of these dwellings, and without first time buyers being in
the market there is less need to provide accommodation for them. Over 65’s will begin to occupy more specialist
housing suitable to their needs which is not provided by the mainstream housing market.
We have also demonstrated the high percentages of one family households occupying 5+ bedrooms,
showing maintained demand for larger family housing. If new housing is to provide 20% less of this type
of housing then demand will further increase, aligned with price rises.

4.

Further Demographic Analysis

In addition to assessing the demographics in the GL Hearn report, we have included three further graphs from the
2011 Census, namely Age Structure, Household Composition and number of rooms / bedrooms per household.
This will allow an understanding of the current makeup of residents which correlates to the type of housing that will
be required.
4.1.

Age Structure

It is important to review the existing age structure of the District to assess housing demand for each type of
dwelling. In the graph below we plot the percentages of each age band for Matlock Town, Derbyshire Dales, East
Midlands and England in order to analyse the comparison.
25.0

20.0

15.0

10.0

5.0
Matlock Town %

0.0
Age 0 Age 5 Age 8 Age Age Age Age Age Age Age Age Age Age Age Age Age
to 4 to 7 to 9 10 to 15 16 to 18 to 20 to 25 to 30 to 45 to 60 to 65 to 75 to 85 to 90
14
17 19 24 29 44 59 64 74 84 89 and
over
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Notable differences lie in the age 18 to 29 bracket where both Matlock Town and Derbyshire Dales have
significantly lower percentages of occupants. This is the typical age bracket for first time buyers of 2 and 3
bedroom homes. There is again a lower number of occupants in the 30-44 age bracket who are likely to have
young families. There is a significantly higher number of occupants of between 45 to 59, who typically occupy
larger 4 and 5 bedroom homes with older dependant children as shown earlier in section 4.1.2 in this Report. As
expected, there are higher numbers of occupants in the age brackets 60 and above which from our earlier findings
are occupying 1,2 and 3 bedroom homes.
4.2.

Household Composition

We analysed in detail the household composition by number of bedrooms earlier in section 4.1.2 however we now
provide the household composition for the overall district on the following graph.

20.0
18.0
16.0
14.0
12.0
10.0
8.0
6.0
4.0
2.0
0.0

Matlock Town %
Derbyshire Dales %
East Midlands %
England %
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As expected, there are higher levels of over 65’s either in one person households or one family households.
Married couples with no children are higher than the East Midlands region and England, showing demand for 3
bedroom dwellings given they commonly occupy these as shown in Section 4.1.2 of our report. There are higher
percentages than the region of married with dependant children in Derbyshire Dales, showing higher than average
demand for family housing.
The lack of younger households in Derbyshire Dales, shown above in the ‘One Peron Household: Other’ category,
is contrary to the statement made in the second point under section 8.13 of the GL Hearn Report where it states
‘there is however some basis for seeking to diversify the housing offer by increasing supply of smaller homes
(particularly 2 and 3 bedroom properties) which are more affordable for younger households.’
Whilst we understand that households aged over 65 will require housing of 1 and 2 bedrooms, there is also a
significant proportion of under 65’s who occupy these households in the East Midlands. This is 36% in the East
Midlands, and much lower in Derbyshire Dales at 28%. The percentage of over 65 occupants of 1 and 2 bedroom
dwellings in the East Midlands is 29% whereas in Derbyshire Dales this is at 39%.
4.3.

Average Rooms and Bedrooms per Household

In assessing the average number of rooms and bedrooms per household we are able to see if the slight weighting
for detached dwellings in the district impacts on actual size of dwelling.
Matlock Town

Derbyshire Dales

East Midlands

England

Average number of rooms per household

5.6

6.0

5.6

5.4

Average number of bedrooms per
household

2.8

2.9

2.8

2.7

Whilst Derbyshire Dales has a slightly higher number of rooms than the East Midlands average, Matlock Town is in
line. This is the same with the number of bedrooms per household which is only slightly higher in Derbyshire Dales
than the East Midlands. This further demonstrates how the existing housing makeup is already providing a mix of
housing in line with the region and country.
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5.

Residential Market Overview

5.1.

National Market Commentary

Market activity remains subdued, but there is steady price growth
House price growth increased to 0.6% in February according to the Nationwide index. The last few months have
been particularly volatile, although no single month has been far from the average 0.4% monthly house price
growth recorded since 2014.
It remains unlikely that this level of price growth will continue through the year. Although the ONS second estimate
increased GDP growth in Q4 2016 from 0.6% to 0.7%, business investment was down 1.5% over 2016, its first
annual fall since 2009. The Institute for Fiscal Studies does not expect average household income to grow at all
over the next two years. Inflation, measured by CPI, reached 1.8% in February 2017, with further rises expected
throughout the year.
The RICS survey reported a fall in the number of new instructions in January 2017 and fewer surveyors reported
growth in buyer enquiries than in December. This is consistent with our expectation that transaction volumes will be
subdued throughout 2017. The full effects of the SDLT change in April 2016 are gradually becoming clear. One
outcome appears to have been an 8% fall in home movers during the last six months of 2016 compared to the
same period in 2015. At the same time, first time buyers have increased 7% and were equal in number to home
movers over the last six months of 2016, for the first time since the mid-1990s.
Almost all of Great Britain saw some level of house price growth in the year to December 2016. The strongest
growth is still focussed around London, with Slough, Newham, and Thurrock the top three authorities in terms of
annual house price growth. Kensington and Chelsea saw the only annual price fall in England over the same
period.
The rental market has continued to be stable across the regions in January 2017. The ONS index of rents currently
being paid shows annual rental growth running at 2.2% in Great Britain in January. The strongest rental growth was
in the East of England and South East. Countrywide and Homelet indices of newly agreed or asking rents present
contrasting data for rental growth over 2016, reporting 2.5% and 0.7% growth respectively. The rental value falls in
London, reported by Countrywide, Homelet and LSL from September to December 2016, have been replaced by
modest year on year growth in January 2017.
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5.2.

Local Market Commentary

According to Rightmove, the overall average house price achieved in the last 12 months in Matlock is £222,521.
The majority of which detached dwellings with an average selling price of £315,459, semi-detached average of
£185,225 and terraced average of £173,775.
The Zoopla Heat Map below demonstrates the lower value areas within the towns themselves, with higher values
being achieved in more rural east and west locations.

Source: Zoopla
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6.

Turnover of Existing Housing Stock

As stated in the proposed policy HC11, the final mix achieved on any site will be informed by evidence of local
housing need. We have therefore analysed recent house sale transactions in the district, focusing on the postcode
area DE4.
6.1.

Turnover of stock

The GL Hearn report outlines in Section 8.28 that ‘Over the 20-year projection period it is anticipated that there will
be a continuing market for larger family homes, but the existing stock is expected to make a significant contribution
to meet this demand.’. We have gathered resale house transactions completed between January 2016 to date, of
which there are 562 transactions, and analysed them by dwelling type. The results of which are shown in the table
below.
Dwelling Type

Number of transactions

Percentage of overall transactions

Flat
Terraced
Semi
Detached
Total

40
151
175
196
562

7%
27%
31%
35%

Surprisingly, there is a low percentage of detached dwellings transacted, circa 35% of the total sales. This is low
when consideration of the existing housing stock makeup shows 40% of the total comprise of detached dwellings.
The turnover of semi-detached dwellings is in line with existing stock however there is a higher number of terraced
dwellings being sold, circa 27%, considering this house type only constitutes 20% of the total existing stock.
The lack of availability of smaller dwellings does not appear to be a significant barrier to occupiers. The availability
of larger detached dwellings of principally 4 and 5 bedroom dwellings is, as a result, low in the current market
place.
Taking this a stage further, the table below compares DE4 with the smaller Matlock area and wider Derbyshire
Dales.

William Davis

Dwelling Type

Matlock

DE4

Derbyshire Dales

Flat
Terraced
Semi
Detached
Total sales

12%
30%
32%
25%
187

7%
27%
31%
35%
562

7%
27%
26%
40%
1,241
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This demonstrates that in the larger conurbation of Matlock Town, there is a higher weighting of flats, terraced and
semi-detached dwellings being transacted. There is a low percentage of detached units being sold, at 25%,
compared to the makeup of existing stock at 40% in the District. In Derbyshire Dales the percentage of detached
units is in line with the percentage of existing stock in the District. This demonstrates that in larger towns, the
percentage of detached units being transacted is low compared to the Districts existing stock.
6.2.

Affordability

The high percentage of small dwelling transactions show that they are at an affordable level, however we have
produced the graph below which plots each sale in DE4 in its respective price band, with consideration of its type.
The left “y axis” shows the number of sales, with the right “x axis” showing the price in £10,000 bands.

48
47
46
45
44
43
42
41
40
39
38
37
36
35
34
33
32
31
30
29
28
27
26
25
24
23
22
21
20
19
18
17
16
15
14
13
12
11
10
9
8
7
6
5
4
3
2
1
0

Detached
Semi
Terraced
Flat

£40,000
£70,000
£100,000
£130,000
£160,000
£190,000
£220,000
£250,000
£280,000
£310,000
£340,000
£370,000
£400,000
£430,000
£460,000
£490,000
£520,000
£550,000
£580,000
£610,000
£640,000
£670,000
£700,000
£730,000
£760,000
£790,000
£820,000
£850,000
£880,000
£910,000
£940,000
£970,000

Other

This demonstrates a uniform price change through each unit type, with capital value ceilings for terraced dwellings
in the region of £200,000 after which the number of sales significantly decreases. Semi-detached dwelling sales
also decrease significantly over the £240,000 price band.
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The average price achieved for each unit type, is stated in the table below:
Type

Average price

Flat

£146,226

Terraced

£167,816

Semi-detached

£188,245

Detached

£317,011

Unusually, the average price achieved for flats, terraced and semi-detached houses are all under £200,000. There
is a significant jump to detached dwellings which is in excess of £300,000. Higher prices correlate to increased
demand, which is not shown in the smaller dwellings. Detached dwellings however, achieve high average prices
which could be partly due to the lack of stock coming forward as demonstrated in section 7.1, showing demand for
this type of dwelling.
6.3.

Time on the Market

The time taken for properties to sell is also a good indication of demand. In the graph below, the average time on
the market for properties in the last year is plotted for each bedroom property type.
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Source: Home.co.uk
The graph depicts that 5 bedroom dwellings are at present taking the longest time to sell compared to all other
units. We consider this may due to annual seasonal change with families often selecting to move during the
summer months. However 4 bedroom dwellings, are selling as quickly as 1,2 and 3 bedroom dwellings. This
shows maintained demand for 4 bedroom dwellings which may be contributing toward the increased average price
achieved for detached dwellings.
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7.

New Housing Developments

When analysing demand it is useful to consider the unit types and values achieved on new build developments in
the area, to provide a steer on take up rates, values and therefore demand.
Since there has been no large scale development in Matlock itself in recent years (which we suspect is primarily
due to the planning constraints rather than a lack of demand) we have expanded the geographical area of analysis.
A full schedule of comparable evidence gathered is available in Appendix 1 but a brief synopsis of the most
relevant development sites and their unit types, sales values and take up rates are detailed below.
7.1.

Wheeldon, Hopton Rise, Middleton

This scheme of 47 private dwellings has achieved 25 completions to date, resulting in an average price of
£299,654. The average unit size is 1,281 sq ft equating to an average price per sq ft of £234. The sales rate
achieved was 2.5 unit sales per month.
The mix of these 25 sales is as follows:
Type

Size

Av. Price

£ per sq ft

No. of sales

Comment

Terraced
Semi
Detached

1,107
1,100
1,400

£241,180
£257,180
£333,303

£218
£234
£238

5
5
15

3 storey
2 storey
2 storey

This shows that the scheme is heavily weighted towards detached units and has achieved the majority of the sales
for this unit type. More notably, the 15 sales of detached units have achieved the highest price per sq ft, which is
contrary to our standard findings where the smaller the dwelling, the more the price per sq ft reflecting a discount
for quantum. This is a practical demonstration of the demand for larger detached new homes in the District, in line
with the findings of the demographics.
7.2.

Miller Homes, Lodge Farm Chase, Ashbourne

This scheme completed sales in September 2016 with the last 11 sales achieving an average price of £201,764.
The average unit size was 816 sq ft reflecting an average of £247 per sq ft. The sales rate was 1.38 per month.
The mix of the 11 sales is as follows:
Type

Size

Av. Price

£ per sq ft No. of sales

Terraced
680
£170,000
£250
7
Semi
Detached
1,055
£257,350
£244
4
Here, the price per sq ft is slightly decreased between the terraced and detached sales, which is typical given the
discount for quantum. However, there is a large size difference between the units and so the slight decrease of
some £6 per sq ft suggests maintained demand for detached dwellings.
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7.3.

Radleigh Homes, Saxon Fields, Asbhourne

This entirely detached scheme completed its final sale in September 2016, with the last 18 sales achieving an
average price of £318,388. On an average unit size of 1,330 sq ft, this equates to an achieved price of £239 per sq
ft. The rate of sale was high, at 3.6 sales per month, which is qa particularly strong rate considering all units are
detached.
The summary of the scheme is shown in the table below:
Type

Size

Av. Price

£ per sq ft

No. of sales

Detached

1,330

£318,388

£239

18

This scheme comprising all detached units, coupled with its very high price per sq ft achieved on such large units,
demonstrates further the demand in the area for detached dwellings.
7.4.

Miller Homes, Dales View, Brailsford

Another scheme comprising detached units, with the last 18 sales to take place achieving an average price of
£365,694. On a very large average unit size of 1,517 sq ft, the price achieved reflects £241 per sq ft.
The summary of this scheme is shown in the table below:
Type

Size

Av. Price

£ per sq ft

No. of sales

Detached

1,517

£365,694

£241

18

Not only is this scheme showing the highest price per sq ft on any new build scheme in the District, it has achieved
this on the largest average dwelling size which is unusual given the commonly accepted discount for quantum. This
further demonstrates the demand for detached and larger dwellings in the area.
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8.

Planning Applications Approved Mix

In addition to the analysis presented above we have also reviewed recent reserved matters applications for
residential developments in Matlock (above 10 units) and assessed the site layout, submitted as part of the
application, which details their proposed housing mix.
There has been limited new build residential development in Matlock and we have reviewed nine recent
applications for large residential development. Of these applications we have assessed the two with approved
reserved matters applications for large scale development and have examined their proposed housing mix for the
market units. We have then compared this against the GL Hearn’s Recommended Housing Mix for market
housing.
8.1.

Land off Moorcroft, Matlock, Derbyshire

The site received approval of reserved matters in November 2015 (Planning ref: 14/00847/FUL). We have
reviewed the market housing mix detailed on the proposed site plan and compared it against the GL Hearn’s
recommended housing mix for market housing. This is set out in the table below.

8.2.

House Type

Land off Moorcroft Housing Mix
(Market Housing)

GL Hearn’s Recommended
Housing Mix (Market Housing)

1 bed

15%

5%

2 bed

8%

40%

3 bed

12%

50%

4 bed

54%

5% (4+beds)

5 bed

12%

Land East of Chesterfield Road, Quarry Lane, Matlock

The site received approval of reserved matters more recently in December 2016 (Planning ref: 15/00861/FUL). We
have undertaken the same analysis as above, comparing the market housing mix detailed on the proposed site
plan against GL Hearn’s recommended housing mix for market housing. We outline this in the table below.
House Type

William Davis

Land East of Chesterfield Road
Housing Mix (Market Housing)

GL Hearn’s Recommended
Housing Mix (Market Housing)

1 bed

5%

2 bed

40%

3 bed

3%

50%

4 bed

68%

5% (4+beds)

5 bed

29%
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From comparing the two sites’ housing mix against the GL Hearn’s Recommended Housing Mix for market
housing, there is an evident difference between the percentage of 3, 4 and 5 bedroom dwellings proposed for the
development sites and the percentage of 3 and 4+ bedroom units recommended by GL Hearn. The two
development sites show a housing mix which encompasses a large proportion of 4 and 5 bedroom units, 66% at
Land off Moorcroft and 97% at Land East of Chesterfield Road, which is significantly higher than the GL Hearn’s
recommended 5% of housing mix. Further, we see the reverse for the 3 bedroom houses with GL Hearn’s
recommending they should constitute 50% of housing mix where as at the two development sites the 3 bedroom
units comprise only small percentage of the mix, 12% at Land off Moorcroft and 3% at Land East of Chesterfield
Road.
The applications have reserved matters approval which demonstrates the mix that houebuilders consider to be a
marketable and viable scheme which meets the demands of the local area. A housebuilder will only construct a
scheme based on their consideration of market demand to meet required rates of sale.

9.

Conclusions and Recommended Mix

9.1.

Summary of Findings

We summarise the main findings of each section of our report below:
·

The existing housing makeup of Derbyshire Dales is weighted towards detached and 3 bedroom
properties, which his in line with the East Midlands and England.

·

1 and 2 bedroom dwellings are currently occupied by a higher number of over 65’s and a lower number of
one person or one family households. This is the same for 3 bedroom dwellings where the occupancy by
over 65’s is significantly higher than the East Midlands and England.

·

The current age structure of the district shows low numbers of occupants between 18 and 29, occupation
by people aged 45-59 is slightly higher than the region and over 60’s is far in excess of the region and
national percentages.

·

The average number of rooms and bedrooms per household is in line with the region and country.

·

Analysis of turnover figures of existing housing stock show low percentages of detached dwellings in the
market compared to the makeup of all existing stock. There are higher percentages of terraced stock in the
market for its percentage of total stock.

·

Affordability of terraced and semi-detached units is good, with average achieved prices under £200,000.
Average detached prices however are in excess of £300,000 which could be related to the lack of stock.

·

The rate of sale for 4 bedroom units is as efficient as 1 to 3 bedroom units.

·

New Housing Developments have been achieving buoyant prices and rates of sale for detached units,
sometimes surpassing the smaller units when comparing price per sq ft.
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·

9.2.

Recent planning permissions reflect the demand for larger 4 and 5 bedroom dwellings, in order to address
the shortfall in the existing turnover of stock.
Savills Market Comment

The Residential Sales Team within the Savills Nottingham Office principally covers Nottinghamshire, Leicestershire
and Derbyshire focussing on residential sales rather than lettings and management and are therefore specialists in
this market.
In order to analyse demand for residential accommodation in Matlock we have consulted with the Savills
Residential Sales Team to understand the depth of demand for this area.
The Nottingham Sales Team report good demand for residential accommodation in Matlock, due to the relatively
green and established nature of the area, the proximity to the Peak District National Park, proximity to the
surrounding larger conurbations and the good provision of national and independent retail and leisure services in
the town centre.
The majority of enquiries for Matlock are from families in search of 3 – 5 bedroom houses. An additional attraction
for buyers is the generous plots, family orientated houses, driveways for parking, gardens and the good schools in
the area.
They report limited demand for flats or 2 bedroom houses in the area, with the majority of these enquires being
generated in Matlock town centre where there is a larger service centre to accommodate both the older and
younger population, who are less car dependant than families and more likely to live in private rented
accommodation.
This further supports our opinion that there is less demand for smaller properties in this area than the GL Hearn
report suggests and there is a greater demand for larger family houses.
9.3.

Response to the Policy HC11 Proposed Housing Mix

Our demographic analysis of the same data as GL Hearn, analysed in to more detail where required, shows that
the existing housing makeup of type (terraced, semi-detached and detached), alongside the number of bedrooms
is not dissimilar to the East Midlands, and where there are slightly more detached 4 and 5 bedroom dwellings this
should be expected of a rural district with lower population density of the wider East Midlands.
We have analysed in detail the occupants of houses with 1 to 2 bedrooms which shows a higher proportion of over
65’s and a low percentage of under 65 single households. This demonstrates a demand for these dwellings
primarily from over 65’s, and not younger first time buyers.

William Davis

March 2017

21

Derbyshire Dales Survey of Demand
Local Plan Examination

As shown in the demographic analysis, 1 and 2 bedroom dwellings are likely to be occupied by over 65’s given
they currently occupy 1 and 2 bedroom dwellings in Derbyshire Dales by 10% above the regions norm. If these 1
and 2 bedroom dwellings are to be provided on new large developments, often located on the edge of a settlement,
in line with the proposed policy then the likely occupants of them will be far away from the various amenities and
services that over 65’s require. These ‘downsizers’ would perhaps be better suited in higher density developments
providing specialist housing closer to town centres.
We therefore feel this policy approach is not market facing given the occupants of the 1 and 2 bedroom dwellings
will not require housing in the proposed growth areas. Many of the allocated sites are on the rural fringe which is
more suited to lower density family housing in line with demand.
The requirement of 50% 3 bedroom dwellings on new schemes appears high, given 3 bedroom dwellings are
currently the highest house type in the District. Further 3 bedroom dwellings are being occupied by higher
percentages of over 65’s than the region, stopping young families accessing these in the existing stock.
In reaching this suggested mix, the GL Hearn report states under section 8.30:
‘It is considered that it is appropriate through the planning system to seek to influence the
balance of types and sizes of market housing through the mix of sites allocated for development,
rather than specific policies relating to the proportion of homes of different sizes which are then
applied to specific sites.’
We maintain this approach is sensible given sites closer to services will have the ability to provide higher density
housing to meet the needs of occupiers for 1 to 3 bedroom dwellings. Larger sites on the edges of larger towns
should provide larger family housing in line with demand. For this reason we disagree with the blanket policy for all
developments over 10 dwellings as it will have a negative impact on housing delivery.
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9.4.

Proposed Amendment to Housing Mix

Whilst we do not believe there is a need for a district wide policy due to the markets ability to identify and meet
housing need, if a policy is to remain in the Local Plan then we propose a modification of the Market Housing
section of the policy below, to reflect the demonstrated demand for detached 4 and 5 bedroom dwellings.
1 bed

2 bed

3 bed

4+ bed

5%

25%

35%

35%

Our report demonstrates there has been and will be a continued demand for 4 and 5 bedroom dwellings in
Derbyshire Dales through analysis of demographics, existing housing turnover, new housing delivery, approved
planning application and buyer enquiries. We therefore propose the removal of this policy from the Local Plan or its
modification to reflect the mix provided above.

This Report should not be construed as a formal valuation. The advice provided is for guidance purposes in order to inform you
of the development potential gross sales receipts and land value of the subject site. It should not be relied upon for secure
lending purposes nor by any third party.
This Report is provided totally for the purposes stated above. It is confidential to and for the use only of the party to whom it is
addressed only, and no responsibility is accepted to any third party for the whole or any part of its contents. Any such parties
rely upon this Report at their own risk. Neither the whole nor any part of this Report or any reference to it may be included now,
or at any time in the future, in any published document, circular or statement, nor published, referred to or used in any way
without our written approval of the form and context in which it may appear.
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