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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. 
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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. 
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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: 
 

• 5%   1 bedroom dwellings 
• 40%   2 bedroom dwellings 
• 50%  3 bedroom dwellings 
• 5%   4+ bedroom dwellings 

 

2. 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.  
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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. 
 

 

 
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 6% 4% 3% 

One family only: Married or same-sex civil partnership couple: 
No children 7% 5% 6% 

One family only: Married or same-sex civil partnership couple: 
Dependent children 0% 1% 2% 

One family only: Married or same-sex civil partnership couple: 
All children non-dependent 0% 0% 0% 

One family only: Cohabiting couple: No children 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 12% 10% 8% 

One family only: Married or same-sex civil partnership couple: 
No children 14% 12% 11% 

One family only: Married or same-sex civil partnership couple: 
Dependent children 6% 6% 8% 

One family only: Married or same-sex civil partnership couple: 
All children non-dependent 2% 2% 2% 

One family only: Cohabiting couple: No children 8% 8% 8% 
One family only: Cohabiting couple: Dependent children 3% 4% 4% 
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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 13% 10% 9% 

One family only: Married or same-sex civil partnership 
couple: No children 18% 15% 14% 

One family only: Married or same-sex civil partnership 
couple: Dependent children 16% 17% 18% 

One family only: Married or same-sex civil partnership 
couple: All children non-dependent 7% 7% 7% 

One family only: Cohabiting couple: No children 4% 5% 4% 
One family only: Cohabiting couple: Dependent children 4% 5% 5% 

One family only: Cohabiting couple: All children non-
dependent 1% 1% 1% 

One family only: Lone parent: Dependent children 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 13% 8% 9% 

One family only: Married or same-sex civil partnership 
couple: No children 22% 19% 16% 

One family only: Married or same-sex civil partnership 
couple: Dependent children 27% 30% 29% 

One family only: Married or same-sex civil partnership 
couple: All children non-dependent 9% 10% 10% 

One family only: Cohabiting couple: No children 3% 3% 3% 
One family only: Cohabiting couple: Dependent children 3% 4% 4% 

One family only: Cohabiting couple: All children non-
dependent 0% 1% 1% 

One family only: Lone parent: Dependent children 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 
couple: No children 

One family only: Married or same-sex civil partnership 
couple: Dependent children 36% 32% 31% 

One family only: Married or same-sex civil partnership 
couple: All children non-dependent 8% 9% 9% 

One family only: Cohabiting couple: No children 3% 2% 2% 
One family only: Cohabiting couple: Dependent children 3% 4% 3% 

One family only: Cohabiting couple: All children non-
dependent 1% 0% 0% 

One family only: Lone parent: Dependent children 2% 4% 4% 
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 
Market 5% 40% 50% 5% 

Affordable 40% 35% 20% 5% 
All dwellings 15% 40% 40% 5% 

 
 
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. 
 

 1 bed 2 bed 3 bed 4+ bed 
Existing mix 7% 25% 43% 25% 

Proposed mix (all dwellings) 15% 40% 40% 5% 
Difference 8% 15% -3% -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.   
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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.  
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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.  
  


