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APPENDIX 1 – SITES FAILED STAGE A

SHLAA
Number
SHLAA469
SHLAA792
SHLAA791
SHLAA790

SHLAA789

SHLAA349

SHLAA164

SHLAA222

SHLAA784

SHLAA398
SHLAA477

Site address
Land at Longcliffe crossroads between Honeysuckle
Cottage and Meadow Cottage
Browns Fields
Cemetry Lane
Wirksworth
Land South of Hackney Road, Hackney, Matlock,
Land situated between North of Old Derby Road,
Doveridge to the South
And East of Babbs Lane and South of the New A50
Doveridge
Derbyshire

Field Numbers 1234-3031, 1234-1236, 12342546,1234-0748
Land situated between North of Old Derby Road,
Doveridge to the South
And East of Babbs Lane and South of the New A50
Doveridge
Derbyshire
Field Numbers 1234-3031, 1234-1236, 12342546,1234-0748
Land situated between North of Old Derby Road,
Doveridge to the South
And East of Babbs Lane and South of the New A50
Doveridge
Derbyshire
Field Numbers 1234-3031, 1234-1236, 12342546,1234-0748
Highlands
Bent Lane
Darley Dale
Derbyshire
Hall Lane Garages
Hall Lane
Ashbourne
Derbyshire
Field to the east of the road running south from the
Longcliffe crossroads, Longcliffe, Brassington.
Nearest address: Serco, Longcliffe, Brassington, MATLOCK,
Derbyshire, DE4 4HN
The Woodyard
Homesford
Land at Common Farm
Green Lane
Roston Common

Site Area
(Ha)
0.11

Conclusions
The site is located within the countryside and is unrelated to any existing settlements.

6.56

The site lies in the open countryside, unrelated to existing settlements.

1.13
1.16

The site does not abut the existing Settlement Development Boundary, unrelated the existing settlement pattern.
The site is situated within an unsustainable location, in the countryside and unrelated to the existing settlement

0.48

Unsustainable location, in the countryside, unrelated to existing settlements.

8.49

The site is situated within an unsustainable location, in the countryside and unrelated to the existing settlement

1.86

Site situated in the open countryside and unrelated to any existing settlements.

0.063

The site is too small and does not pass the site size threshold.

4.27

The site is located within the countryside, unrelated to existing settlements.

0.6

The site is situated within an unsustainable location, in the countryside or unrelated to existing settlements.

0.66

Site situated in the open countryside and unrelated to any existing settlements.

SHLAA
Number

SHLAA784
SHLAA783
SHLAA451
SHLAA782

SHLAA247
SHLAA480
SHLAA785

SHLAA772
SHLAA188

SHLAA770
SHLAA759
SHLAA757

SHLAA773

SHLAA765
SHLAA766

SHLAA762
SHLAA769

Site address
Nr Ashbourne
Derbyshire
Land at Longcliffe crossroads between Honeysuckle
Cottage and Meadow Cottage
Fprmer RAF Communal Site No.2
Darley Moor/ A515
Ashbourne
Land off the A50, Sudbury
Mill Grange
Knabb Road
Two Dales
Derbyshire
214 High Tor Colour Works, Dale Road, Matlock
Bath
South of Porter Lane, Wirksworth
Duke of York Filling Station
Mayfield Road,
Mayfield,
Ashbourne
Land off A615 Alfreton Road, Tansley
Land Opposite 30
Bedehouse Lane
CROMFORD
Land to the south of the A52, Ashbourne
Jackhill Farm
Tansley
Matlock
Newhouse Farm
Kniveton
Ashbourne
Derbyshire
Land adjacent to Woodhouse Farm
Rodsley Lane
Longford
Derbyshire
Land at Corner Farm
Shirley Common
Ashbourne
Land to the south-west of Darley Lodge
Normanhurst Farm
Bakewell Road
Darley Dale
Portway Sudbury, land east of the A515 and north of
the A50
Land to the south of the A52, Ashbourne

Site Area
(Ha)

Conclusions

0.11

The site lies within the countryside unrelated to existing settlements.

1.49

Site situated in the open countryside and unrelated to any existing settlements.

18.29
0.36

The site is located within the countryside and unrelated to existing settlements.
Site situated in the open countryside and unrelated to any existing settlements.

1.62

The site is situated within an unsustainable location, and unrelated to the existing settlement of Matlock Bath.

3.28
0.32

The site is situated within an unsustainable location, in the countryside or unrelated to existing settlements.
Site fails Stage A Criteria as it is a site in a unsustainable location, situated in open countryside and unrelated to existing settlements.

0.72
0.06

The site is in an unsustainable location and falls directly within a designated wildlife site.
The site is too small and is under the site size threshold.

4.08
0.049

Site situated in the open countryside and unrelated to any existing settlements.
Site is too small and falls below the site size threshold. The site is Site situated in the open countryside and unrelated to any existing
settlements.

0.5

The site is not situated within the physical confines of the settlement, but is situated in open countryside and unrelated to the existing
settlement of Kniveton.

2.44

The site is in an unsustainable location, situated in the open countryside and unrelated to any existing settlements.

0.81

The site is situated in an unsustainable location, in the open countryside and unrelated to existing settlements.

1.15

The site but is considered to be in a sustainable location adjacent to the existing built environment.However the site partially lies within
the flood zone 2 & 3. Therefore site fails Stage A.

2.86

The site is situated within an unsustainable location, in the open countryside.

27.83

The site is situated in the open countryside and unrelated to existing settlements.

SHLAA
Number
SHLAA755
SHLAA666

SHLAA753
SHLAA752

SHLAA751
SHLAA750

Site address
Lodge Rise
Clifton
Ashbourne
Roundlow Croft located in field behind:Smithy Barn
Town Street
Brassington
Derbyshire
Walnut Cottage
Marston Montgomery
Derbyshire
Younds Cottage Farm
New Road
Boylestone
Derbyshire
Main Road, Brailsford, Derbyshire
Land Rear of Kennel Meadow Farm
Carsington
Derbyshire

Site Area
(Ha)
0.66

Conclusions
The site is situated within an unsustainable location, in the open countryside and unrelated to existing settlements.

0.032

The site is too small and does not meet the site size threshold.

0.27

The site is situated within an unsustainable location, in the countryside and unrelated to the existing settlement of Marston Montgomery.

3.0

The site is situated within an unsustainable location, in the open countryside and unrelated to existing settlements.

0.46
19.60

The site is in the countryside and unrelated to existing settlement of Brailsford.
The site is situated within an unsustainable location, in the countryside or unrelated to existing settlements.
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APPENDIX 3 - ASSESSMENT GUIDANCE NOTES - INCLUDING SITE ASSESSMENT CRITERIA

Stage B Site Assessment Guidance Notes
Stage A seeks to identify sites that in principle are considered to be acceptable for development. This process has involved identifying those the locations that are suitable for development taking
account of the settlement hierarchy in the adopted Local Plan
Stage B involves a detailed assessment of the sites suitability taking account of any potential constraints to development including both physical and environmental factors
















Environmental health & contamination
Minerals and waste
Flood risk & surface water drainage
Landscape impacts
Impacts on the historic environment
Ecology
Access
Public transport availability
Distance to services and facilities
Availability of pedestrian networks
Utilities
Infrastructure
Open space and recreation
Potential bad neighbours and
Other material policy considerations..

For Stage B the Matrix below sets out the criteria used to assess each site. The assessment criterion uses a Red, Amber, Green system to measure the potential suitability of a site for housing or
employment development.





Red- A significant impact or issue has been identified which suggests that a site may not be suitable of being brought forward for development Such issues appear not capable of being
overcome or there are barriers preventing it from being overcome based upon the available evidence and will require further investigation or commissioning of studies to determine whether it
is.
Amber - A minor or moderate impact or issue identified that could limit the development potential of the site but with mitigation could be overcome;
Green - No or very little impact or issue identified which would prevent the site from being brought forward for development;

To assist with this process key stakeholders have been consulted and they have provided the District Council with their expert advice on each site. It is on the basis of these responses that the
assessment of each of the site against each criteria has been undertaken.
Where a site may be considered marginal when assessed against an individual assessment criteria, a judgement has been made on the best available information. These comments are reflected
within each of the constraints as set out within the Matrix below. In some instances additional evidence has been taken into account, including any relevant planning history or that submitted to the
District Council by the developers or landowners.
In some instances there may be some sites with Red assessments against a number of criteria This does not mean that the site is completely ruled out as undevelopable. In line with the NPPF ‘if
there is a reasonable prospect of the site to be developed’ and it is considered that barriers can be overcome in the long term, a site may considered developable, taking into account all other factors.

Stage B: Detailed Assessment of Development Potential and Suitability – Assessment Criteria
Criteria
Issue
Red
Amber
(Site does not satisfy criteria)
(Criteria may be capable of being satisfied)
Stage B – Environmental Constraints
Environmental
Is there any potential land Site deemed at high risk of
The site is potentially contaminated or
Health Comments - contamination or unstable contamination and instability or site
unstable and requires further investigation
Contamination
land issues on site?
not suitable by virtue of noise levels
and remediation
issues
from nearby uses.
Minerals and waste Does the site fall within a Site is still in use for quarrying or site Site has extant permission and outstanding
former quarry or site
is allocated for excavation/waste
discharge of conditions regarding future
allocated for waste
disposal in the DCC Mineral and
extraction of the site
disposal? Are there any
waste local Plan
existing permissions on
the site regarding the
excavation of the site?
Environment
Is the site within a
The majority of the site is within flood Parts of the site are affected by flood zone
Agency Comments functional floodplain
zone 2 or 3 and not suitable for
2 and/or have significant surface water
Flood Risk
and/or subject to or at risk development.
flood risk and further investigation is
of flooding?
required (an application of the sequential
Site situated on are designated as
test will be required)
Does the site lie within or Source Protection Zone 1 and
close proximity to a
groundwater abstraction licences are Site situated on area or nearby to sites
Source Protection Zone
permitted which need to be protected. designated as Source Protection Zone 1 or
(SPZ1 or SPZ2) ?
2
And/ or Primary/ Secondary Aquifers and
potential risk of pollution of groundwater
resource however mitigation can be
achieved.
Seven Trent
Are Active groundwater
Active groundwater abstraction
Risk of groundwater pollution, water quality
Comments on the
abstraction boreholes and boreholes are located within the
is at risk. However this can be mitigated. A
impact development Source Protection Zones
development site area, therefore
suitable train of treatment should be
upon groundwater
(SPZs) located within the there is a significant risk posed to
implemented where infiltration SUDS are
sources
development site area?
water quality. Careful masterplanning designed in SPZ2. Severn Trent
required in SPZ1 to ensure
recommend that a Hydrogeological Impact
restrictions of landuse and
Assessment (HIA) is prepared by the
developments in these areas. e.g. the developers to explore and assess the
restriction of these areas to green
effects of the development on groundwater
parks, etc.
resources
Local Flood lead
Have there been any
LLFA reports that the majority of site
Areas of site at risk from surface water
Authority (LFLA)
incidents of surface water falls within floodzone 3, & high level
flooding, but they can be mitigated by
Comments –
flooding on the site?
of risk from surface water flooding
appropriate infrastructure.
Surface Water
identified on site, further advice
Drainage
required from LLFA.

DCC Landscape
Officer & DL& P
Landscape

What would be the impact
of development on
landscape character and
visual amenity?

Green
(Criteria are satisfied)

There are no known contamination or unstable
land issues, or risks of the need for remediation.
Site is dormant and no longer required for mineral
extraction or site has been restored.

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

No Risk to groundwater

No areas of site at risk from surface water flooding,
or other flood incidents

Major or Strategic Impact

Moderate Impact

Minor impact/ Infill

These are sites of varying scale that
are considered to have a significant

Moderate Landscape Constraints – these
can be sites of varying scale where there

Infill Sites – these are generally small scale
development sites that infill spaces within existing

Stage B: Detailed Assessment of Development Potential and Suitability – Assessment Criteria
Criteria
Issue
Red
Amber
(Site does not satisfy criteria)
(Criteria may be capable of being satisfied)
Consultants
are some recognised landscape and visual
adverse effect on important
Comments
constraints
that can be overcome and
landscape characteristics or will
mitigated as part of development.
introduce unacceptable landscape
and/or visual impacts. Typical
examples of significant adverse
effects would include the coalescence
of settlement where nucleated
villages is a key characteristic of the
landscape, development that is
considered to be out of scale with the
character and pattern of the existing
settlement, and development that
would lead to the unacceptable
isolation and/or fragmentation of
existing agricultural land. Some of
these sites are seen as strategic
Green Infrastructure (GI) assets that
are important in serving both existing
and proposed communities. DCC’s
landscape assessment raises
significant concerns regarding these
sites and would recommend that they
are not taken forward for allocation.

Strategic Housing Sites – these are
generally very large sites or a number
of closely related sites that have the
potential to have significant adverse
effects on the landscape character
and visual amenity of the surrounding
area and even wider landscape.
Detailed assessments required to be
prepared to ensure that the least
environmentally sensitive parts
(landscape or visual) are developed.
Detailed development brief required
to ensure that all environmental
impacts (including landscape and
visual) are fully considered, and the
principles of good urban design are
established, and are fully taken into

Green
(Criteria are satisfied)
settlements or within the curtilage of existing
development. Typically there are very few
identified constraints with respect to landscape
character and visual amenity although there may
be local constraints such as Conservation Areas or
protected trees that would need to be considered
in the development of these sites.

Minor Landscape Constraints – these can be sites
of varying scale often in an edge of settlement
location but likely to be perceived as sustainable
urban extensions. Landscape and visual
constraints will be mostly of a minor scale although
the sites relationship to the landscape character of
the wider countryside should form a key
component of the sites design. There may also be
certain identified local constraints relating to
Conservation Areas, Ancient Woodland and wildlife
designations.

Stage B: Detailed Assessment of Development Potential and Suitability – Assessment Criteria
Criteria
Issue
Red
Amber
(Site does not satisfy criteria)
(Criteria may be capable of being satisfied)
account as part of the masterplanning of these sites.

Conservation
Officer Comments
& Archaeologist
Officer comments Historic
Environment

Would there be a
potential impact on any
aspect of the historic
environment in terms of
its significance, character
and/or setting relating to
any designated heritage
assets (i.e. listed
buildings, scheduled
monuments; registered
park & gardens, world
heritage site & its buffer
zone, and conservation
areas) and any nondesignated heritage
assets?

Ecology Constraints
Derbyshire Wildlife
What is the impact upon
Trust Comments
any further important
Environment and
site(s) or habitats e.g.
Ecology, including
local wildlife site.
local biodiversity

Access Constraints
Derbyshire
Highways Authority
Comments –
Access

Can adequate access be
provided to/from a
highway? Is there
sufficient access to the
site?
Would the development of
the site cause an adverse

Conservation Officer Assessment:
Development of the site is likely to
result in harmful impact to/on the
significance/setting of a listed building
(I, II*, II); a scheduled monument; a
registered park or garden (I,II*, II);
world heritage site and its buffer
zone; a conservation area; a nondesignated heritage asset. It is
unlikely that impact can be mitigated.

Development of the site may result in
harmful impact to/on the
significance/setting of a listed building (I,
II*, II); a scheduled monument; a registered
park or garden (I, II*, II); world heritage site
& its buffer zone, a conservation area; a
non-designated heritage asset. It is likely
that impact can be avoided/mitigated.
significant historic environment issues,
potentially capable of being addressed
through appropriate local plan policy and
planning process

Green
(Criteria are satisfied)

Development of the site is likely to result in minimal
or no impact to/on the significance/setting of a
listed building (I,II*,II); a scheduled monument; a
registered park or garden (I,II*, II); world heritage
site & its buffer zone, a conservation area; a nondesignated heritage asset. It is likely that no
mitigation is required.
no historic environment issues, or issues easily
addressed through planning process

Archaeologist Assessment :
major historic environment issues,
potentially 'unsound'. Recommend
site not allocated
Very High and high impact –sites
where there is a strong risk of
significant loss or adverse impacts on
Habitats and/or Species of Principal
Importance and/or loss of part or all
of a designated nature conservation
sites and/or an unacceptable loss of a
habitat of high distinctiveness1.
Achieving a biodiversity net gain on
these sites will be challenging and
almost certainly require reduced
development footprint and/or off-site
compensation schemes.
High impact sites –Information on
some of these sites is more limited.

Moderate impact – sites where we are
not aware of any habitats or designations
of high nature conservation value, but
where there could be species impacts or
impacts on habitats of local biodiversity
value (e.g. some types of grassland and
wetland or woodlands and trees) or where
information is difficult to interpret.

Low impact – sites where we are not aware of
any features of high nature conservation value and
where the available information indicates that the
main habitats are likely to be of lower value for
example, arable, modified grassland or
hardstanding.

There are significant issues with
access. No safe access can be
achieved, significant impact on
highway network, insurmountable
issues

Safe access can be achieved with
localised highway improvements.
Significant impacts on highway network
can be mitigated in part

There is sufficient access to the site. No adverse
impact on the highway network.

Stage B: Detailed Assessment of Development Potential and Suitability – Assessment Criteria
Criteria
Issue
Red
Amber
(Site does not satisfy criteria)
(Criteria may be capable of being satisfied)
impact on surrounding
highway network?
Derbyshire
Highways Authority What access does the
No bus stops within 20 minute walk
Within 10-20 minute walk of a bus stop (i.e.
Comments - Public site offer to public
(i.e. over 1600m)
800-1600m)
Transport
transport? How far is the
nearest bus stop?

Green
(Criteria are satisfied)

.
Within 5-10 minute walk of a bus stop (i.e. less
than 800m)
,

Would a Transport
assessment be required?
Derbyshire
Highways Authority
Comments –
Access to Shops,
Convenience
stores, Services
and Facilities
Pedestrian and
cycling accessibility

What access does the
site offer to services and
facilities:

Is there healthcare
facilities available in the
area?
Do Local GP surgeries
have the capacity to take
on additional patients in
the locality?

1

10-20 minute walk (i.e. 800-1600m)

Less than 10 minute walk (i.e. less than 800m)

Very limited pedestrian and cycle
links e.g. up a lane no pavements

Limited accessibility e.g. pavement, edge
of settlement. Opportunities for
improvement and enhancement

Safe walking and cycling access links and
opportunities for enhancement

There are significant capacity issues,
No funding or new schools planned to
alleviate the pressures of additional
development in the area.

Capacity Issues exist , but can be
mitigated by S106 contributions and
phasing of development to later in the plan
period.

No capacity constraints, S106 contributions
unlikely

Site Area over 1.66 Ha

.
Site Area over 1.66 Ha

.
Site Area under 1.66 Ha

Derby & Derbyshire CCG Estates Strategy
identifies the need for either a feasibility or
capacity study to address the impact of
development on the practices served by
the site.

Derby & Derbyshire CCG Estates Strategy does
not identify any specific known capacity issues or
that any course of action is required to address the
impact of development on the practices served by
the site.

How far are the nearest
shops and facilities?

Is there pedestrian and
cycle access to the site or
could this be provided?
Utilities & Infrastructure
Derbyshire
Is there capacity in local
Education Authority primary and secondary
Comments 1
schools to support new
development?
Has the cumulative
impact of developments in
the area been taken into
account?
Health CCG
Comments

Over 20 minute walk (i.e. over
1600m)

Derby & Derbyshire CCG Estates
Strategy does not identify any
feasible solutions to existing capacity
issues at practices served by the site

The assessment of school capacity varies over time. The assessment of capacity in this document is at April 2022. In the event that further work is undertaken on the potential supply of sites for residential development the position in regards to school
capacity will be undertaken at that time.

Stage B: Detailed Assessment of Development Potential and Suitability – Assessment Criteria
Criteria
Issue
Red
Amber
(Site does not satisfy criteria)
(Criteria may be capable of being satisfied)
Are new healthcare
faciltiies required in the
area?

Severn Trent
Comments - Water
Supply and Foul
Drainage
improvements/
upgrades

Are there any potential
cumulative impact from
planned development in
the locality?
Development will need to
ensure that there is
available capacity within
the receiving sewerage
network and sewage
treatment work
Are there any reported
long term problems in the
areas?

High potential impact on sewerage
infrastructure due to development
size and potential impact downstream
in areas with reported incidents.

Medium Impact - Surface water should be
managed through SUDs and any excess
discharged into local storm system to River
Derwent.

Potential impact upon
surface water sewerage
infrastructure?

Material policy
considerations
including

Existing capacity issues identified, however Site is not affected, no issues identified
improvements planned in the short term/
Potential impact on sewerage infrastructure - Low
Government or water company funding
impact (subject to hydraulic capacity checks.)
allocated for improvements

Serve issues reported requires
government intervention/ funding. No
planned improvements in the area

Are there any planned
improvements?

Other Constraints
Previously
Developed Land
(site %)
Open Space/
Recreational
facilities

Green
(Criteria are satisfied)

Surface water - Low impact (assuming use of
SUDs and discharge to watercourse)

Is the site previously
developed or greenfield?

Site predominantly greenfield more
than 70%

Site mixed brownfield/greenfield

Site predominantly brownfield more than 70%

Would development of the
site result in the loss of
open space /recreational
facilities? Could
replacement provision be
accommodated? Would
development of the site
result in the loss of open
space or recreation
facilities?
Are there any material
considerations or
development plan

Open space or recreation facilities
would be lost

There would be some loss of open space
or recreation facilities.

There would be no loss of recreation or open
space facilities

Site seriously conflicts with a material
policy consideration or plan
designation

Site has a neutral impact on material policy
considerations and designations

Site is in accordance with material policy
considerations and designations

Stage B: Detailed Assessment of Development Potential and Suitability – Assessment Criteria
Criteria
Issue
Red
Amber
(Site does not satisfy criteria)
(Criteria may be capable of being satisfied)
development plan
designations that may
designations
impact the suitability of
the site for development
Other Issues
Is there anything else that There are other issues that would
There are other issues that would constrain
could impact on the
constrain development and are
development however mitigation is
suitability of the site to
unlikely to be overcome
possible
deliver housing
development? Are there
any other constraints that
could impact on potential
development

Green
(Criteria are satisfied)

There are no other issues that would constrain
development

APPENDIX 4 – STAGE B SITE ASSESSMENTS

Site Address:
Ashbourne Lodge, Derby Road, Ashbourne
Site Area (Ha): 0.4
Housing Capacity: 20

SHLAA Reference:
SHLAA204
Employment Land Site (Ha):

□·•-A 1
Site Assessment
Environmental Health Comments
AMBER - Environmental Health has noted potential noise and nuisance problems from the industrial estate potential contamination.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low impact, it is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater
resource. All developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage network and
sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of
watercourses in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate
of flow as a consequence of urbanisation or increased surface runoff. This site is situated in flood zone 1 and any surface water comments should now be directed to the lead local flood authority as
the statutory body for surface water:

Landscape Comments
GREEN - The County Council Landscape Officer has assessed the development of the site to have low impact on landscape sensitivity. The site consists of a car park to Ashbourne Lodge Care
Home. Site forms prominent frontage with Derby Road. No known landscape or visual constraints associated with this site
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN - The Conservation Officer has advised that the site is located on the designated heritage asset of the airfield at Turnpike Road, however this section contains no runway or similar infrastructure
and has previously been intensely developed. The Conservation Officer has concluded that development of this site will not likely lead to any harm upon the heritage asset.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the impacts are considered low given the nature of the habitats and the size of the development. However, there may be a small area of open
mosaic habitat on site and this would represent a more significant loss if confirmed. It should be possible to address the loss of the open mosaic through some on-site enhancements or a small offsite compensation scheme.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that It is unlikely a new access could be introduced within the constraints of the site boundary as drawn and be provided with adequate visibility sightlines to
a 40mph road. However, the existing access serving the site is considered acceptable in terms of emerging vehicle visibility and geometry, although achieving acceptable levels of visibility requires
the use of additional land (grass verge areas immediately either side of access) – this is presumably within the control of the overall site owner and could be included to achieve acceptable access
arrangements.
Ashbourne town centre, in particular the Derby Road, Sturston Road, Park road signalised junctions, are currently sensitive to any increases in new development related traffic, given the committed
development approved for the Ashbourne and surrounding areas. Additional and cumulative development in the Ashbourne area will inevitably lead to increased congestion throughout the town
Need to maintain adequate on site car parking arrangements for adjoining operational Care Home.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
GREEN - The Highways Authority states that the site is at a reasonable walking distance into the services and facilities of the Town Centre.
Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN - The Highways Authority advises that there is sufficient footways connecting the site to the Town Centre, they also advise that as the site sits in an elevation position, gradients for some
people may be a barrier to walking.

Derbyshire Education Authority Comments
AMBER
Shared Ashbourne primary normal area
The Derbyshire Education Authority advises that the capacity for expansion across the three shared normal area primary schools in Ashbourne is likely to be utilised in order to accommodate yields
from the current Local Plan (eg Airfield). The estimated potential total primary yield across these sites is 139. This will require a strategy to be created for the town to ensure sufficient places. The
Authority states that DCC will start to look at options for accommodating growth once the list of potential sites is refined.
QEGS
The Derbyshire Education Authority advises that the scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the site does not meet assessment threshold for individual site but consider localised cumulative impact on the sewerage network.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This site is situated with the Settlement Development Boundary of Ashbourne, and used as a car park to the adjacent residential care home and is currently allocated for residential development in
the adopted Local Plan under policy HC2(b).
Environmental Health has noted potential noise and nuisance problems from the industrial estate potential contamination.
The site is situated within Flood Zone 1 so there is little flood risk associated with the site. The Environment Agency has commented that the site has low impact, it is situated on a Secondary Aquifer,
and care should be taken to avoid the potential for pollution of the groundwater resource.
There are no concerns in relation to impact upon landscape character, heritage assets or biodiversity.

The Highways Authority advise that it is unlikely a new access could be introduced within the constraints of the site boundary as drawn and be provided with adequate visibility sightlines to a 40mph
road, although it does suggest there would be undue concerns around the use of the existing access. The Highways Authority states that the site is at a reasonable walking distance into the services
and facilities of the Town Centre.
There are no other significant infrastructure issues associated with the development of this site.
As there are no significant constraints it is considered that this site is developable.

Site Address:
19 Station Street, Ashbourne, Derbyshire
Site Area (Ha): 1.23
Housing Capacity:

SHLAA Reference:
SHLAA239
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is a low impact, site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater
resource. All developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage network and
sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of
watercourses in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate
of flow as a consequence of urbanisation or increased surface runoff. This site is situated in flood zone 1 and any surface water comments should now be directed to the lead local flood authority as
the statutory body for surface water:

Landscape Comments
GREEN - The County Council Landscape Officer has assessed development of the site to have minor impact on landscape sensitivity. Site consists of two small parcels of rough grassland on rising
ground to the south of the A515 and west of South Street. Site surrounded by boundary vegetation with a few internal trees.Site visually well contained by existing buildings along the A515 and South
Street, surrounding boundary vegetation and topography to the south.Small visually contained site with no significant landscape constraints other than the sloping nature of the site.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that the is a Medieval deer park boundary on HER.
GREEN - The Conservation Officer has advised that there are no heritage assets within the site, although there are some in the vicinity. The Officer has concluded that any development of this site is
likely to result in minimal impact on the significance / setting of the local designated and non-designated heritage assets.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that they are not aware of any features of high nature conservation value directly associated with this site. The habitats present on site are thought
likely to comprise trees, shrub, hedgerow and neutral to acidic grassland. The aerial imagery suggests the grassland habitats could be of interest, but there is no additional information available at this
time. There is a record for a rare plant on site and this will need to be addressed.
It is difficult to assess the impact at this site, as the type of grassland present is unclear. It seems likely that some compensatory habitat will be required and this may need to be off-site. It is possible
that the grassland could be species rich and this could make it challenging to address the loss.
Derbyshire Highways Authority Comments – Access
RED - The Highways Authority advise that on the basis of the constrained site frontage and perceived highway limits it is unlikely satisfactory access arrangements could be achieved to the site as
drawn. Narrow highway margin across the site frontage (and adjoining sites), reasonably high through vehicle speeds and a number of HGV / bus movements. It is likely third party land would be
required to achieve acceptable visibility sightlines. An accurate assessment of vehicle speeds, highway limits and controlled land, all based on topographical survey information would need to be
provided to demonstrate acceptable access arrangements could be provided to serve additional development for it to remain viable.
POSSIBLY – Ashbourne town centre, in particular the Derby Road, Sturston Road, Park road signalised junctions, are currently sensitive to any increases in new development related traffic, given
the committed development approved for the Ashbourne and surrounding areas. Additional and cumulative development in the Ashbourne area will inevitably lead to increased congestion throughout
the town.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
GREEN - The Highways Authority has advised that given the site's town centre location the site is local to services and facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority has advised that there is no meaningful pedestrian provision fronting the site, a pedestrian footway should be provided across the entire site frontage.

Derbyshire Education Authority Comments
AMBER
Shared Ashbourne primary normal area
The Education Authority has advised that the capacity for expansion across the three shared normal area primary schools in Ashbourne is likely to be utilised in order to accommodate yields from the
current Local Plan (eg Airfield). The estimated potential total primary yield across these sites is 139. This will require a strategy to be created for the town to ensure sufficient places. The Authority
state that DCC will start to look at options for accommodating growth once the list of potential sites is refined.
QEGS
The scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity and it's scope to
expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each. Once the list of
sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative numbers coming
forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
AMBER - Severn Trent has advised regarding groundwater that the site is within SPZ3 <2km from SPZ2 , comments that it is within 2km of non STW asset. No STW comments other than ensure
owner of abstraction source is contacted.
GREEN - Severn Trent has advise that the potential impact on sewerage infrastructure is low - (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a steeply sloping greenfield site situated within the Settlement Development Boundary for Ashbourne.
The Environment Agency has commented that the site is a low impact, site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
There are no significant issues in relation to impact upon landscape character, heritage assets or biodiversity – although in regards to biodiversity DWT have advised that habitats present on site are
thought likely to comprise trees, shrub, hedgerow and neutral to acidic grassland, which could be of interest.

Although with good access to public transport and local services, the Highways Authority have advised that on the basis of the constrained site frontage and perceived highway limits it is unlikely
satisfactory access arrangements could be achieved to the site.
There are no significant infrastructure issues associated with the development of the site.
Whilst the site has little by of landscape and biodiversity constraints there would appear to be no means of securing an access to the site which achieves the required standard. As such the site is
considered undevelopable.

Site Address:
Ashbourne Airfield
Ashbourne Road
Ashbourne
Site Area (Ha): 99.4
Housing Capacity: 1100

SHLAA Reference:
SHLAA266
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has commented that there is potential noise and nuisance problems from industrial estate and possible contamination.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains 4 areas of surface water, two watercourses through the middle of the site and one north of
the site and one flood record at the northern boundary of th
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site is
situated on a Primary and Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. A development of this size should be connected to the mains
drainage as opposed to using a non mains option. The developer and the LPA should ensure connection to the mains sewer and that there is sufficient capacity, is acceptable before allocating this
site.
This is a large strategic site and developers should ensure that opportunities to reduce flood and maximise environmental enhancements are incorporated as part of the development.

Sediment from the site is currently causing pollution that is impacting upon protected White-clawed Crayfish. Environment enhancements as part of any development proposal will need to include
improvements to the water environment as well as habitat creation for this species.
Landscape Comments
AMBER - The County Council Landscape Officer has assessed the development of the site to have a strategic impact on landscape sensitivity. A large site to the south-east of Ashbourne comprising
the site of the former Ashbourne Airfield. The land is within an area of wider sensitivity (AMES) although it contains few features that are typical of the wider landscape character of the Settled Plateau
Farmlands other than being sparsely settled like the wider landscape. It abuts Bradley Wood to the north which is both designated Ancient Woodland and a Local Wildlife Site and there is a single
listed building to the south east of the site on the A52. The site is part of a plateau landscape with generally open views filtered by occasional hedgerow trees. The site has a prominent frontage with
the A52 and would be visible from properties along Lady Hole Lane and footpaths in the immediate landscape surrounding the site.Parts of the site have already received planning permission for
development and there is capacity to increase development across the airfield provided that is appropriately located to take account of adverse effects on the wider landscape character and visual
amenity.
AMBER - DL&P conclude that the site relates poorly to the existing settlement of Ashbourne in that it forms a relatively isolated plateau on the outskirts of the town. There will be a need for a strong
sense of identity and placemaking within any development of the site. This could build upon the reestablishment of landscape character and rewilding of parts of the site.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that little of historic significance survives from the former airfield. Archaeological potential due to large site, will need to be assessed in
undisturbed areas. HER record for ridge and furrow earthworks.
AMBER - The Conservation Officer has commented that the site is home to a historic environment record for the WWII airfield at Turnpike Road of which some infrastructure remains, there are some
further heritage assets located near the site. The Conservation Officer has concluded that there is likely to be low to minimal damage to the nearby heritage assets but there could be damage to the
airfield.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that this large site will have some negative impacts on species and habitats including open mosaic habitats. The current Local Plan policy for this site
refers to the need for a buffer to Bradley Wood. There also needs to be retention of habitats and enhancement of habitats. There may also be a need for off-site compensation for impacts on farmland
birds and possibly loss of habitat on-site. The extent of loss of all habitats at the site has not been quantified and will include a mix of arable, open mosaic and grassland. Even if most of the loss is
arable, there will still be quite a large loss in terms of habitat units as measured by Biodiversity Metrics.
There is scope to avoid and minimise impacts and to enhance surrounding habitats and sites including expanding and buffering Bradley Wood and creating green corridors around and within the
development. There could be impacts on ground nesting birds such as skylark and lapwing that require an off-site solution. The loss of an area of open mosaic habitat will require like-for-like habitat
replacement. It may be difficult to achieve this on-site and an off-site scheme might be necessary.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority advise that satisfactory access can be achieved due to new access that has been provided but in respect of impact upon highways network. Dependent on scale of
development. Ashbourne town centre, is currently sensitive to any increases in new development related traffic, given the committed development approved for the Ashbourne and surrounding areas.
Additional and cumulative development in the Ashbourne area will inevitably lead to increased congestion throughout the town.
Derbyshire Highways Authority Comments - Public Transport
No Comments

Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advises that the site is at an edge of town location with no local amenities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority has advised that given the out of town location with no amenities in the proximity of the site the site is likely to result in a heavy reliance of private vehicles to access
amenities and facilities in Ashbourne and the wider area. The Highways Authority also adds that there is pedestrian provision fronting the site but the site is beyond thresholds for walking to access
amenities and is restricted width in places.
Derbyshire Education Authority Comments
AMBER
New School
The Education Authority advise that the scale of this development will require a strategic response in the form of an additional primary school.
QEGS
The scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity and it's scope to
expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each. Once the list of
sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative numbers coming
forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - regarding groundwater Seven Trent have no comments.
RED - Severn Trent has commented that the potential impact on sewerage infrastructure is high, due to development size and potential impact on treatment works.
AMBER - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is medium due to development size.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
The Economic Development Manager has commented that this site includes Phase 1 land for which outline planning in place, new A52 access constructed and link road nearing completion to service
Ashbourne Business Park and first phase of 367 homes. A52 boun

Conclusions
This former airfield is a large previously developed site which is currently allocated within the adopted Local Plan for mixed residential and employment development.
Although the site does not have any significant flood risk issues the Environment Agency have advised that it is situated on a Primary and Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource.
There are some landscape concerns, however as a brownfield site it is considered that development can mitigate any detrimental impact on landscape character.
In terms of heritage assets there is likely to be low to minimal damage to the nearby heritage assets but there could be damage to the airfield as a result of any redevelopment.
The site is capable of being served by a suitable access, although its location makes it a little remote from public transport and services and facilities.
Although limited infrastructure issues, Severn Trent has commented that the potential impact on sewerage infrastructure is high, due to development size and potential impact on treatment works.
Derbyshire Wildlife Trust has advised that this large site will have some negative impacts on species and habitats including open mosaic habitats.
There are no significant constraints to development of the site sufficient to indicate that the site should not be allocated for mixed housing and employment development. The site is therefore considered
to be developable.

Site Address:
Land off Cavendish Drive, Ashbourne
Site Area (Ha): 2.02
Housing Capacity: 28

SHLAA Reference:
SHLAA313
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is a low impact site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater
resource. All developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage network and
sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of
watercourses in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate
of flow as a consequence of urbanisation or increased surface runoff. These sites are situated in flood zone 1 and any surface water comments should now be directed to the lead local flood authority
as the statutory body for surface water:

Landscape Comments
AMBER - The County Council Landscape Officer has assessed the development to have a strategic impact on landscape sensitivity. A single pastoral field enclosed by hedgerows immediately off
recent residential development at Cavendish Drive, Ashbourne. The land is located in an area of wider sensitivity (AMES) and there are some mature trees within the boundaries to the site.The site
would be visible form new residential development on Cavendish Drive and potentially in wider views from elevated views across the Henmore Valley to the north.Rising ground from the Belper Road
is likely to afford some screening in views from properties and the road at this location.This site overlaps with site reference SHLAA777 to cover a much greater area of land. It is likely that this site
has some capacity for development having no significant landscape or visual constraints but needs to be considered collectively with the overlapping site.
Historic Environment Comments
GREEN - The County Council Archaeologist has assessed the site to have low impact and no known issues.
GREEN - The Conservation Officer has commented that the site is atop historic environment record MDR853, a WWII Airfield. However the Conservation Officer has concluded that development is
not likely to impact the heritage asset as the airfield infrastructure is for the most part found outside of the site.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of nature conservation value, but it does occur adjacent to species rich grassland. Aerial imagery is
difficult to interpret for this field. Assuming the grassland is species poor it is likely that net gain could be achieved through a small off-site compensation scheme and possibly some retention or
creation of habitats on site. If the grassland turns out to be species rich, it would become more difficult to achieve a net gain.
Derbyshire Highways Authority Comments – Access
AMBER- The Highways Authority has advised that to create a suitable access, it is understood that the site promoter has obtained permission from the adjoining landowner to create an access to
Cavendish Drive across their land. It is not clear what these rights extend to or extent of the land that may be available, and an extended boundary plan should be obtained to ensure the land available
is sufficient to provide acceptable access arrangements and visibility sightlines to serve the site. Given the location of the site, on the outside of a bend, emerging vehicle visibility from any access
should be achievable, however, any designs will also need to consider forward visibility around the bend, to / from a right turning vehicle. It should also consider the impact on the visibility achievable
from existing driveway locations. The traffic calming feature may need to be relocated and its effect on vehicle speeds considered. Acceptable detailed designs, based on revised site boundary layouts,
should be provided for development of the site to remain viable.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority has advised that a Transport Assessment and Travel Plan will be required where development exceeds 80 dwellings. Transport Statement required where the
development accommodates 50 – 80 dwellings. Developments under 50 dwellings do not normally require any further transport analysis, except where it is known the streets may be sensitive to any
increase in traffic.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that the site is located close to some nearby facilities and employment opportunities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that the site has acceptable estate street layouts but note that there is not a continuous footway margin on the proposed development site side of the road.
The Highways Authority advise that the extremities of the site may be beyond the suggested walking thresholds to access bus stops and conclude that as the site is located at an elevated location
within Ashbourne, this could be a barrier to walking / cycling trips to Ashbourne town centre.

Derbyshire Education Authority Comments
AMBER
Shared Ashbourne primary normal area
The Derbyshire Education Authority advises that the capacity for expansion across the three shared normal area primary schools in Ashbourne is likely to be utilised in order to accommodate yields
from the current Local Plan (eg Airfield). The estimated potential total primary yield across these sites is 139. This will require a strategy to be created for the town to ensure sufficient places. The
Authority advises that DCC will start to look at options for accommodating growth once the list of potential sites is refined.
QEGS
The Derbyshire Education Authority has advised that the scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
AMBER - Severn Trent has advised that the site is within 2km of non STW asset. No STW comments other than ensure owner of abstraction source is contacted.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is Low - (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low assuming use of SUDs and discharge to watercourse.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a greenfield site which is currently partially allocated within the adopted Local Plan under Policy HC2(e).
There are no issues with regards to flood risk, although the Environment Agency has commented that the site is a low impact site is situated on a Secondary Aquifer, and care should be taken to avoid
the potential for pollution of the groundwater resource.
There are some concerns about the impact of development of this site on landscape character, however it is also considered that these can be mitigated. There are no issues in relation to the impact
upon heritage assets

The Highways Authority has advised that to create a suitable access, it is understood that the site promoter has obtained permission from the adjoining landowner to create an access to Cavendish
Drive across their land. The proximity of existing services and facilities aid its sustainability credentials. There are limited infrastructure issues associated with the development of this site. There are
no issues in relation to the impact of development on biodiversity.
The main consideration on this site is the extent to which development would have an adverse impact upon landscape character. On the basis of the topography of the site and the comments made
it is considered that the site can be considered developable but only to the extent of the existing allocation, otherwise there would be likely to be an encroachment over the ridge line and thus become
much more prominent in the landscape.

Site Address:
The Land west of Mayfield Rd, Ashbourne
Site Area (Ha): 44.25
Housing Capacity:

SHLAA Reference:
SHLAA764
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has commented that part of the site may be affected by potential nuisance from the disposal centre.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 2 but also Zone 3 at the north west side, contains an area of surface water classified as combined risk,
one watercourse to the north west and no flood records nea
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the majority of this proposed allocation is situated in flood zones 1, however the north western strip adjacent to the Bentley brook is shown to
lie within flood zone 2 and 3 generated from the Bentley/Bradbourne Brook which is designated as a main river. Furthermore the south west part of the site to the north of the STW works is also at
risk from the River Dove (flood zones 2 and 3), and separately the Mayfield Road (to the south west of the site access onto this road) may also be affected in extreme flood events by the Henmore
Brook. Development should be kept out of the areas shown to lie within flood zone 2 and flood zone 3. If development in these areas is proposed, then the sequential test will need to be undertaken
by the LPA to determine if development is acceptable at this location, and this will need to be supported by Hydraulic Modelling of both the River Dove and Bentley Brook. If development is to be
proposed on this site a sequential approach to development should be undertaken to ensure the most vulnerable development is situated in areas of least flood risk. Any works to be carried out within
8m of a Main River may require a permit from the Environment Agency.

In addition it is our understanding that a preferred route for the Ashbourne Bypass will follow the north western boundary of this SHLAA site/the Bentley Brook, and we have therefore also advised
DCC of the need for any proposed road in this location, to be supported by Hydraulic Modelling of both the River Dove and Bentley Brook, prior to any Outline or FULL design proposals being produced.
Access and egress to the site should be situated within flood zone 1. If access and egress is proposed through flood zone 2 and/or flood zone 3 then the emergency planner should be consulted for
their comments on the site. The site is situated on a Principal Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. A permitted waste site is situated
nearby the proposed development. This is a large site and developers should ensure that opportunities to reduce flood and maximise environmental enhancements are incorporated as part of the
development.
The Henmore and Bradbourne Brook corridors will need to be protected and buffered from the proposed development. Any development should be required to provide enhancement of the riparian
corridor to achieve biodiversity net gains. Whilst not the Environment Agency’s remit, we would encourage that any development of this site is required to retain existing hedgerows and trees as well
as requiring biodiversity net gain to be provided throughout the site.
Landscape Comments
RED - The County Council Landscape Officer has assessed the development of the site to have a strategic impact on landscape sensitivity. The site consists of an area n extensive area of pastoral
farmland enclosed by hedgerows with hedgerow trees running along the north-western edge of Ashbourne. The land incorporates several landscape types across two National Character Areas and
includes part of the floodplain to the Bentley Brook running to north of the site. The majority of the land has some sensitivity (primary & secondary) as defined in the AMES study reflecting the overall
intactness of this landscape, and abuts the Tissington Trail, also a Local Wildlife Site, at its main access with Mapleton Road. From the south the land is visually contained by existing residential
development butb the site extends northwards beyond the local ridgeline making it potentially visible in longer distance views from the north beyond the Bentley Brook valley. Parts of the site would
be visible from the A52 approaching from the west and from Mapleton Road that would run between the two parts of the proposed site. There are significant landscape and visual constraints associated
with this site and any site allocation needs to take account of these key environmental considerations. Part of the site is within the flood zone to the Bentley Brook and abuts the Tissington Trail an
important recreational route for visitors to the area.
RED - DL&P Consultants conclude that the site relates poorly to existing settlement of Ashbourne and would be an extensive intrusion into open countryside beyond a legible ridgeline of the current
edge of settlement. All of the fields provide a collective whole to this intact valley along the Bentley Brook. The upper fields are less visible from the valley floor but when seen from across the valley
from the public footpath behind Callow Hall it is clear housing would still be extensively impacting on countryside views. The impact on views of houses above the cemetery and from approach roads
into Ashbourne would impact on the landscape character of the three valleys and the broad floodplain of the Dove valley before and after Hanging Bridge. Development of housing within this valley
would result in major landscape visual impact and a major impact on landscape character.
Historic Environment Comments
RED - The County Council Archaeologist has noted that the site is of high historic landscape value, fossilised medieval strip fields in many parts, plus numerous HER records for ridge and furrow and
other undesignated heritage assets. Development would be harmful to setting of Ashbourne Conservation Area.
RED - The Conservation Officer has advised that the potential heritage assets that may be affected are;
•

Scheduled Monument (29940 1 & 2) – Medieval settlement & open field system

•

Listed Building(s) – Callow Hall & Stables (both grade II)

•

Conservation Area – Ashbourne, Callow Hall, Mapleton

•
Historic Environment Record – MDR12244 – Tan Yard (site of), MDR11291 – L&NWR (1899), MDR7723 – Ridge & Furrow, MDR14296 – Ridge & Furrow, MDR14286 – Ridge & Furrow,
MDR14293 – Ridge & Furrow, MDR833 – Ashley Windmill (site of) 1833, MDR13199 – possible round barrow near Ashley House, MDR851 – Lead seal (find, 1963), MDR14660 – Gas Works (remains
of), MDR11609 – Derby to Hurdlow Turnpike Road (1738)
•

Other: OS Maps – Cemetery & Sewage Works (both early 20th C) adjacent to SW of site.

In terms of significance the principal aspect of Callow Hall is south overlooking the shallow Bentley Brook valley across to the ridge (forming the north-western extent of Ashbourne). The site has a
possible pre-historic round barrow and extensive medieval ridge & furrow. In conclusion development of the site is likely to result in harmful impact(s) to/on the significance/setting of the listed buildings,
conservation area and non-designated heritage assets.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that there may be small areas of acid grassland or possibly neutral grassland of greater interest, but other than the likelihood of hedgerows, we are not
aware of any Habitats of Principal Importance. The site is close to a watercourse (Bentley Brook) and there could be indirect impacts on this. Retention of a green corridor along the brook will be
essential.
The overall impact will depend upon the type of grassland present and the extent of the area to be built on. Much of it may be modified grassland, but there could be other grassland types present as
well (though these are thought likely to be more limited). However, application of Biodiversity Metrics at this site will result in a relatively large loss of habitat units and this will need to be addressed
through enhancements within the site and probably some off-set enhancement as well. It may be achievable if factored in to the overall design at an early stage.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that potentially a suitable access can be achieved from Buxton road, dependent on achieving appropriate emerging visibility splays within controlled land.
However there is no suitable access from Mayfield Road. The alignment of the potential access road within the site would not allow unrestricted access to the larger development area. Mappleton
Road does not provide a suitable access either, the character and width of Mappleton Road is not suitable to accommodate increased vehicular traffic generated by additional development. Additional
land would be required to be able to provide a satisfactorily aligned access road.
No scale of development indicated, it is therefore difficult to provide informed highway comments relating to any possible highway impact the development may have on the highway network; however,
it has been identified, in other responses to SHLAA sites in the Ashbourne area, that Ashbourne town centre is likely to be sensitive to any / cumulative increases in residential development traffic.
Mappleton Road – yes potentially – acceptable forward visibility due to a bend may prove difficult to achieve.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority advise that there is a bus route on Buxton Road but with no bus stops in immediate locality of development site with available bus stops likely to be beyond the
suggested walking thresholds.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
GREEN - The Highways Authority advises that the site is local to services and facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority advises that from Buxton Road, an edge of existing built/residential environment, there is a substandard footway on development site side of the road and further in to
town centre, with no footway on opposite side of the road. The Highways Authority also advise that the site is located at an elevated location within Ashbourne which could be a barrier to walking /
cycling trips to Ashbourne town centre.
The Highways Authority advise that from Mayfield Road, also an edge of existing built/residential environment, has a good footway network and access to existing bus stops but facilities and amenities
likely to be beyond suggested walking thresholds.
Derbyshire Education Authority Comments
AMBER
Ashbourne Shared Primary - The size of this site is likely to trigger the requirement for land and funding for a new primary school. Masterplanning should include a suitable site for a new primary
school, to be agreed in due course with DCC.

QEGS - The scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity and it's
scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each. Once
the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative numbers
coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
AMBER - Severn Trent has advised that the site is within SPZ3 <2km from SPZ2, it has no objection to development and notes that it is within 2km of non STW asset. No STW comments other than
ensure owner of abstraction source is contacted.
RED - Severn Trent has advised that the potential impact on sewerage infrastructure is high due to development size and potential impact on treatment works.
GREEN - Severn Trent has advised the the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a multi parcelled greenfield site with no real continuity across the whole site, nor is it contiguous with existing built up area of Ashbourne.
The Environment Agency has advised that part of the site is situated within Flood Zones 2 and 3 and is also at partial risk from surface water flooding.
There are significant concerns about the impact of development on the local landscape character. The site relates poorly to existing settlement of Ashbourne and would be an extensive intrusion into
open countryside beyond a legible ridgeline of the current edge of settlement. All of the fields provide a collective whole to this intact valley along the Bentley Brook. The upper fields are less visible
from the valley floor but when seen from across the valley from the public footpath behind Callow Hall it is clear housing would still be extensively impacting on countryside views.
The site is of high historic landscape value, fossilised medieval strip fields in many parts, plus numerous HER records for ridge and furrow and other undesignated heritage assets. Development would
be harmful to setting of Ashbourne Conservation Area.
Concerns have been raised by the Highways Authority about access to the site, and the availability of public transport, and the lack of pedestrian and cycling linkages to the town centre.
Severn Trent has advised that other than some concerns about the impact upon the sewerage infrastructure there are no other significant constraints to development on the site.
The size of this site is likely to trigger the requirement for land and funding for a new primary school, which should if feasible be incorporated into masterplan for the site.
One of the justification for the inclusion of the land is that it would provide for some of the route for the proposed Bypass - however only part of the approved route would be capable of provided with
the northern part of the approved not being provided at all by this development.

Overall it is therefore considered that the constraints to development of the site outweigh any potential benefits that may accrue. The site is therefore considered to be undevelopable

Site Address:
Leys Farm, Wyaston Road
Ashbourne
Site Area (Ha): 0.82
Housing Capacity: 22

SHLAA Reference:
SHLAA767
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, noted that the site is possibly contaminated.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, one watercourse to the north and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low impact site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater
resource.. All developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage network and
sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of
watercourses in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate
of flow as a consequence of urbanisation or increased surface runoff. These sites are situated in flood zone 1 and any surface water comments should now be directed to the lead local flood authority
as the statutory body for surface water:

Landscape Comments
GREEN- The County Council Landscape Officer has assessed the site to have low impact on landscape sensitivity. This site is the current location of Leys Farm. There are significant mature trees
within and around the boundaries some of which are protected by a TPO. The site forms a prominent frontage with Wyaston Road but views into the site are restricted by existing boundary
vegetation.Subject to the retention of existing mature trees on site, this site has capacity for redevelopment with limited effects on landscape character and visual amenity.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
AMBER -The Conservation Officer advises that potential heritage assets which may be affected including Historic Environment Record – MDR14122 – Ashbourne Deer Park (site of); Other: OS Maps
– the site contains ‘Leys Farm’. In 1880 this was ‘Lees Cottage’ with an associated range of outbuildings, a garden and orchard; In 1922 it was ‘Lees Cottage Farm’. By 1967 it was ‘Leys Farm’ and
much of the land had been developed with additional farm buildings etc. Development of the site may result in harmful impact(s) to/on the significance/setting of the identified heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of high nature conservation value. The site appears to be buildings, hardstanding, amenity/garden
and possibly a small area of semi-natural grassland as well as trees/shrubs. Impacts on protected species are likely to be low, but could include bats. It should be possible to achieve a net gain for
biodiversity on-site via habitat creation and enhancements.
Derbyshire Highways Authority Comments – Access
GREEN- The Highways Authority advise that there are acceptable emerging visibility distances available in both directions on Wyaston Road and sufficient frontage available to meet access design
standards.
No scale of development indicated, it is therefore difficult to provide informed highway comments relating to any possible highway impact the development may have on the highway network; however,
it has been identified, in other responses to SHLAA sites in the Ashbourne area, that Ashbourne town centre is likely to be sensitive to any / cumulative increases in residential development traffic.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that there are some amenities and facilities local to the site.
Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN - The Highways Authority state that the the site is within an existing built/residential environment with access to existing footway network and bus stops.
Derbyshire Education Authority Comments
AMBER
Shared Ashbourne primary normal area
The Derbyshire Education Authority has advised that the capacity for expansion across the three shared normal area primary schools in Ashbourne is likely to be utilised in order to accommodate
yields from the current Local Plan (eg Airfield). The estimated potential total primary yield across these sites is 139. This will require a stategy to be created for the town to ensure sufficient places.
The Authority state that DCC will start to look at options for accommodating growth once the list of potential sites is refined.

QEGS
The Derbyshire Education Authority has advised that the scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is low - (subject to hydraulic capacity checks and when considered in isolation from upstream proposed sites).
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a brownfield site which comprises of the former farm buildings and farmhouse of Leys Farm and is surrounded on all sides by residential development.
Although the Environmental Health Officer has raised no objections they have suggested that the site may have some contamination.
The Environment Agency have advised site is not at risk from flooding but situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
There are no significant issues in respect of the impact upon landscape character, historic assets or biodiversity. Care may be needed in respect of the relationship of the site to a Historic Environment
Record associated with Ashbourne Deer Park.
Access to the site is capable of meeting the relevant standards and the site is in relative close proximity to existing services and facilities.
There are no signficant infrastructure constraints to development of the site.
It is therefore considered that the site is developable.

Site Address:
Land to the west of Wyaston Road
Ashbourne
Derbyshire
Site Area (Ha): 6.23
Housing Capacity:

SHLAA Reference:
SHLAA775
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has noted possible noise from the A52.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, one watercourse south of the site and one flood record west of the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low impact site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater
resource. All developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage network and
sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of
watercourses in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate
of flow as a consequence of urbanisation or increased surface runoff. This site is situated in flood zone 1 and any surface water comments should now be directed to the lead local flood authority as
the statutory body for surface water:

Landscape Comments
GREEN - The County Council Landscape Officer has assessed the development of the site to have minor impact upon landscape sensitivity. The site consistst of a linear belt of pastoral fields enclosed
by hedgerows on gently sloping land between Spitalhill and the A52 Ashbourne bypass. The land is partly located within landscape of significant sensitivity (AMES) although there are no designations
affecting the land.The site would be visible from new residential development to the north within Spitalhill and from elevated land in the wider landscape to the south-west such as the approach along
Wyaston Road. Proposed development would slightly heighten the visual impacts associated with the existing development at Spitalhill and impact further on the established character of the landscape
at this location. However, the the land has become isolated from the surrounding landscape, the majority of the area is screened by existing development and boundary vegetation so this would
constitute a modest extension to an existing development area.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted the Historic Parkland location.
GREEN - The Conservation Officer has noted that there is a remaining part of the medieval deer park , Historic Environment Record – MDR14122 – Ashbourne Deer Park (medieval), although much
of the park has been built over. In conclusion development of the site is likely to result in minimal or no impact(s) on/to the significance of the identified heritage asset.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that there are habitats of biodiversity value present within this site including scrub and rough grassland and pastureland. There are also protected species
that could be adversely impacted.
If areas of scrub and rough grassland can be retained to form an area of biodiversity value that connects to existing retained habitats that would be beneficial and would help to reduce the impact.
There is a risk to badger and it is possible that complying with Natural England's Standing Advice for badger will be difficult to achieve. The off-site compensation requirement could be high if impacts
on existing habitats cannot be reduced and avoided.
Derbyshire Highways Authority Comments – Access
GREEN -The Highways Authority advise that access is dependent on acceptable emerging and forward visibility distances being achievable in both directions on Wyaston Road within controlled land.
Sufficient frontage is available to meet access design standards. No scale of development indicated, it is therefore difficult to provide informed highway comments relating to any possible highway
impact the development may have on the highway network; however, it has been identified, in other responses to SHLAA sites in the Ashbourne area, that Ashbourne town centre is likely to be
sensitive to any / cumulative increases in residential development traffic. both emerging and forward emerging visibility distances may be affected by bend and gradient on Wyaston Road south of the
site.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advises that there are some amenities and facilities local to the site.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority comment that the site is on the edge of existing built/residential environment with access to existing footway network although improvements/additional links will be
required to access footway network and bus stops.

Derbyshire Education Authority Comments
AMBER
Shared Ashbourne primary normal area
The Derbyshire Education Authority advises that the capacity for expansion across the three shared normal area primary schools in Ashbourne is likely to be utilised in order to accommodate yields
from the current Local Plan (eg Airfield). The estimated potential total primary yield across these sites is 139. This will require a stategy to be created for the town to ensure sufficient places. The
Authority states that DCC will start to look at options for accommodating growth once the list of potential sites is refined.
QEGS
The Derbyshire Education Authority advises that the scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
AMBER - Severn Trent has advised that regarding groundwater the site is within SPZ3 <2km from SPZ2. It has no objection to development however notes the site is within 2km of non STW asset.
No STW comments other than ensure owner of abstraction source is contacted.
RED - Severn Trent has advised that the potential impact on sewerage infrastructure is high due to development size and potential impact on treatment works.
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a steeply greenfield sloping site which sits between the edge of current residential and the A52 Bypass. It is accepted that there would likely to be noise to the lower part of the site closest to
the A52. The area further from the A52 would be unlikely to be able require any significant noise mitigation measures.
Environmental Health have comments about potential noise issues associated with the A52.
The Environment Agency has commented that the site is low impact site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.

There are no concerns about the impact upon landscape character, or heritage assets. There are however habitats of biodiversity value present within this site including scrub and rough grassland
and pastureland. There are also protected species that would be adversely impacted.
The site can be served by a suitable access but the location of the site may require the provision of additional provision of access to services and facilities.
There are no significant infrastructure concerns although Severn Trent indicate that some potential impact on sewerage infrastructure due to development size and potential impact on treatment works.
Whilst the site has limited landscape or access constraints there are some significant concerns about the ability to overcome some significant biodiversity concerns raised by the Derbyshire Wildlife
Trust. On balance these concerns limited the ability of the site to be considered suitable for residential development. The site is therefore considered undevelopable.

Site Address:
Land off Mill Lane,
Struston,
Ashbourne
Site Area (Ha): 1.66
Housing Capacity:

SHLAA Reference:
SHLAA776
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, one watercourse to the south and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site is
situated on a Principal Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
The proposed allocation does not appear to be near any mains foul sewers. A development of this size should be connected to the mains drainage as opposed to using a non mains option. If a mains
connection is available nearby the developer and the LPA should ensure connection to the mains sewer is acceptable before allocating this site. Whilst not the Environment Agency’s remit, we would
encourage that any development of this site is required to retain existing hedgerows and trees as well as requiring biodiversity net gain to be provided throughout the site.

Landscape Comments
AMBER - The County Council Landscape Officer has assessed the development of the sites to have moderate impact on landscape sensitivity. Single pastoral field on the extreme eastern edge of
Ashbourne immediately adjacent to the A517, Belper Road. The land is located within an area of wider sensitivity (AMES) and is opposite a Listed farmhouse, potentially forming part of the setting to
that building.The site has a visually prominent frontage with Belper Road and a footpath runs against the northern boundary. The site is visible from the listed building opposite and there are more
distant views from locations across the Henmore Valley, including residential properties along the B5035.Development of this site is likely to to have some adverse effects of landscape character and
visually extends development further into the countryside along the A517. The wider landscape has some sensitivity as defined in the AMES study and the site needs to be carefully considered as
part of the setting to the listed farmhouse located opposite.
Historic Environment Comments
AMBER - The County Council Archaeologist has noted the setting of Grade II Listed Gate Farm.
RED - The Conservation Officer has advised that there are potential heritage assets which may be affected, including; Listed Building(s) – Gate Farmhouse (grade II); Historic Environment Record –
MDR11619 – Ashbourne to Openwoodgate Turnpike (1764); Other: OS Maps – a small building adjacent to Belper Road in existence from c.1880 to 1970. Development of the site is likely to have a
detrimental and adverse impact(s) on the aspect, setting and open rural character of the listed farmhouse and outbuildings. Development of the site is likely to result in harmful impact(s) on the
significance & setting of the listed building
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of high nature conservation value. However, it does support grassland habitat, which could have some
biodiversity value. There is a possibility of protected species - reptiles/birds. This is a small site and it is likely much of the grassland habitat would be lost. Whether this could be addressed via on site
enhancements is unclear, but there could be a small requirement for an enhancement off-site.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that a suitable access can be achieved from A517 Belper Road – dependent on acceptable emerging and forward visibility distances being achievable in
both directions on Belper Road within controlled land. Sufficient frontage is available to meet access design standards.
No from Mill Lane – Mill Lane is of insufficient width to accommodate additional development traffic and junction of Mill Lane and Belper Road is of insufficient width and gradient to accommodate
increase development traffic.
No scale of development indicated, it is therefore difficult to provide informed highway comments relating to any possible highway impact the development may have on the highway network; however,
it has been identified, in other responses to SHLAA sites in the Ashbourne area, that Ashbourne town centre is likely to be Potentially yes – both emerging and forward emerging visibility distances
may be affected by bend and gradient on Wyaston Road south of the site.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER-The Highways Authority advises that amenities and facilities are remote from development site with limited access to bus stops local to the site.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advises that the site is on the edge of existing built/residential environment with access to existing footway network although improvements will be required to access
footway network and bus stops.

Derbyshire Education Authority Comments
AMBER
Shared Ashbourne primary normal area
The Derbyshire Education Authority advises that the capacity for expansion across the three shared normal area primary schools in Ashbourne is likely to be utilised in order to accommodate yields
from the current Local Plan (eg Airfield). The estimated potential total primary yield across these sites is 139. This will require a strategy to be created for the town to ensure sufficient places. The
Authority states that DCC will start to look at options for accommodating growth once the list of potential sites is refined.
QEGS
The Derbyshire Education Authority advises that the scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
AMBER - Severn Trent has advised regarding groundwater that the site is within SPZ3 <2km from SPZ2, it has no objection to development and notes: Within 2km of non STW asset. No STW
comments other than ensure owner of abstraction source is contacted.
GREEN - Severn Trent has noted that the site does not meet assessment threshold for individual site but consider localised cumulative impact on the sewerage infrastructure.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site is a greenfield site situated some distance outside the Settlement development Boundary for Ashbourne, and from the centre of Ashbourne in an location which has a distinct rural feel to it.
The site is situated with Flood Zone 1 and has limited flood risk. The site is situated on a Principal Aquifer, and the Environment Agency advise that care should be taken to avoid the potential for
pollution of the groundwater resource.
Development of the site would have some significant impact upon nearby heritage assets as well as some moderate landscape impact assessment. There are no concerns in relation to flood risk, or
biodiversity.

The Highways Authority have indicated that suitable access can be achieved from A517 Belper Road – dependent on acceptable emerging and forward visibility distances being achievable in both
directions on Belper Road within controlled land. Sufficient frontage is available to meet access design standards.
The distance from public transport and services and facilities make this site less sustainable than other. There are however no significant other infrastructure concerns.
On balance it is considered that the impact on the local heritage assets and the site’s location away from the built up area of Ashbourne make it undevelopable.

Site Address:
Land off Cavendish Drive, Ashbourne
Site Area (Ha): 5.5
Housing Capacity:

SHLAA Reference:
SHLAA777
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site is
situated on a Principal Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
The proposed allocation appears to be over 100m away from the nearest mains connection. A development of this size should be connected to the mains drainage as opposed to using a non mains
option. The developer and the LPA should ensure connection to the mains sewer is acceptable before allocating this site. Whilst not the Environment Agency’s remit, we would encourage that any
development of this site is required to retain existing hedgerows and trees as well as requiring biodiversity net gain to be provided throughout the site

Landscape Comments
RED - The County Council Landscape Officer has assessed the development of the site as having an strategic impact upon landscape sensitivity. This site comprises a number of pastoral fields
enclosed by hedgerows on rising ground to the south of the A517, Belper Road. The land is located in an area of significant sensitivity (AMES) being an area of open countryside beyond the settlement
framework.The site is visually prominent from the A517 and in wider views from elevated locations across the Henmore Valley to the north. This site overlaps with site reference SHLAA313 to cover
a much greater area of land extending to the south. It is likely that development of this site alone would have significant impacts on landscape character, visual amenity and poorly relates to existing
settlement patterns.
RED - DL&P Consultants conclude that development of any part of the site is very likely to result in significant impacts on landscape character and visual amenity. It would have the potential to sever
the existing undeveloped open space that links to open countryside and connect areas of existing development, this could also result in increased pressure to permit development adjacent to the site
to the west and result in significant cumulative development.
Historic Environment Comments
AMBER - The County Council Archaeologist has noted: Historic landscape value - early field system; setting of Grade II Listed Gate Farmhouse.
RED - The Conservation Officer advises that potential heritage assets which may be affected, including Listed Building(s) – Gate Farm (grade II);Historic Environment Record – MDR11619 – Ashbourne
to Openwoodgate Turnpike (1764), MDR853 – Ashbourne Airfield (1939-45); Other: OS Maps – indicate former field boundaries/divisions within the site from 1880-1960s. 1880 map indicates a ‘trough’
on the western boundary of the site. The listed farm and outbuildings etc. are in relatively close proximity to the eastern boundary of the site. Development may have result in harmful impact(s) on the
setting of the listed farm. The Conservatio Officer concludes that development of the site may result in harmful impact (s) to/on the significance/setting of the listed farm. Development would need to
be located so as not to be harmful to the setting of the listed farm.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that the site may support acid grassland of nature conservation value. The exact grassland type is not known and field surveys would be required to
determine that. Impacts on protected species are thought likely to be relatively low. Assuming the grassland is species poor it is likely that net gain could be achieved through a small off-site
compensation scheme and possibly some retention or creation of habitats on site. If the grassland is of greater value achieving a net gain will be more difficult or potentially not possible.
Derbyshire Highways Authority Comments – Access
GREEN -The Highways Authority advise that acceptable emerging visibility distances being achievable in both directions on Belper Road within controlled land. Sufficient frontage is available to meet
access design standards. But, acceptable forward visibility will need to be demonstrated. Forward visibility distances may be affected by bend on Belper Road east of the site.
No scale of development indicated, it is therefore difficult to provide informed highway comments relating to any possible highway impact the development may have on the highway network; however,
it has been identified, in other responses to SHLAA sites in the Ashbourne area, that Ashbourne town centre is likely to be sensitive to any / cumulative increases in residential development traffic.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority advises that any local amenities and facilities are remote from the development site and there is limited access to bus stops local to the site.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority advises that the site is on the edge of existing built/residential environment with no access to existing footway network on the development side of Belper Road and no
crossing facilities. The Authority concludes that Improvements will be required to access footway network and bus stops.

Derbyshire Education Authority Comments
AMBER
Shared Ashbourne primary normal area
The Derbyshire Education Authority advises that the capacity for expansion across the three shared normal area primary schools in Ashbourne is likely to be utilised in order to accommodate yields
from the current Local Plan (eg Airfield). The estimated potential total primary yield across these sites is 139. This will require a strategy to be created for the town to ensure sufficient places. The
Authority advises that DCC will start to look at options for accommodating growth once the list of potential sites is refined.
QEGS
The Derbyshire Education Authority has advised that the scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - regarding ground water Severn Trent has no comments.
AMBER - Severn Trent has advised that the potential impact on sewerage infrastructure is high - due to development size and potential impact on ancillaries. Severn Trent has advised that planned
improvements to treatment works in the Ashbourne area will help in alleviating pressures on the current system.
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This steeply sloping greenfield site occupies a prominent location to the south of the A517. The site partially overlaps with SHLAA 313.
Although there are no significant flood risk issues, the Environment Agency have advised that the site is situated on a Principal Aquifer, and care should be taken to avoid the potential for pollution of
the groundwater resource.
However in terms of landscape development of any part of the site is very likely to result in significant impacts on landscape character and visual amenity. There are also significant concerns about
the impact of development on nearby heritage assets.

Although remote from services and facilities and limited access to public transport the Highways Authority have indicated that access to the site could be achievable off Belper Road. There are,
however limited infrastructure concerns.
Derbyshire Wildlife Trust has advised that the site may support acid grassland of nature conservation value which would need to be protected.
On the basis of the significant landscape impact and the potential impact upon heritage and biodiversity interests it is considered that the site is not developable.

Site Address:
Land off Moor Farm Road West,
Ashbourne
Site Area (Ha): 1.22
Housing Capacity:

SHLAA Reference:
SHLAA779
Employment Land Site (Ha):0.9
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has commented that there is potential noise and nuisance problems from industrial estate and possible contamination.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1. The site is situated on a Principal Aquifer, and care should be taken to avoid the potential for pollution of
the groundwater resource.
The proposed allocation appears to be over 50m away from the nearest mains connection. A development of this size should be connected to the mains drainage as opposed to using a non mains
option. The developer and the LPA should ensure connection to the mains sewer is acceptable before allocating this site.
Whilst not the Environment Agency’s remit, we would encourage that any development of this site is required to retain existing hedgerows and trees as well as requiring biodiversity net gain to be
provided throughout the site

Landscape Comments
GREEN - The County Council Landscape Officer has assessed the development of the site to have minor impact upon the landscape sensitivity. This site comprises a small parcel of land to the north
of Ashbourne Airfield Industrial Estate. Although within an area of wider sensitivity (AMES) the site appears to be part of the former airfield and as such has very very landscape features associated
with it.Visually contained site by the industrial estate to the south and landform and vegetation to the north.Although site within an area of broader sensitivity (AMES), site has no significant landscape
constraints and is visually well contained. Needs to be considered alongside the proposed development of the Ashbourne Airfield - SHLAA266.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN - The Conservation Officer has advised that potential heritage assets which may be affected, including Historic Environment Record – MDR853 – Ashbourne Airfield (1939-45). Development
of the site is likely to result in minimal or no impact(s) to/on the significance/setting of the heritage asset.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of high nature conservation value. The site appears to be a mix of arable and grassland. Impacts on
protected species are likely to be negligible/low. It should be possible to achieve a net gain for biodiversity on-site via habitat creation and enhancements.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that the site does not form a boundary with the public highway.
an access is possible with the acquisition of third party land to form an access to the public highway.
No scale of development indicated, it is therefore difficult to provide informed highway comments relating to any possible highway impact the development may have on the highway network; however,
it has been identified, in other responses to SHLAA sites in the Ashbourne area, that Ashbourne town centre is likely to be sensitive to any / cumulative increases in residential development traffic.
Detailed designs for access(es) required to ensure safe minimum criteria can be achieved.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority comment that the site is local to amenities and facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority state that the site is on the edge of existing industrial estate environment with access to existing footway network but remote from bus stops and local amenities and
facilities.
Derbyshire Education Authority Comments
AMBER
Shared Ashbourne primary normal area
The Derbyshire Education Authority advises that the capacity for expansion across the three shared normal area primary schools in Ashbourne is likely to be utilised in order to accommodate yields
from the current Local Plan (eg Airfield). The estimated potential total primary yield across these sites is 139. This will require a strategy to be created for the town to ensure sufficient places. The
Authority state that DCC will start to look at options for accommodating growth once the list of potential sites is refined.

QEGS
The Derbyshire Education Authority has advised that the scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is low (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
The Economic Development Manager has commented that he is unfamiliar with site but located adjacent to established industrial location and appears accessible off Moor Farm Road East. Suggest
confirming land ownerships in this location.

Conclusions
This is a greenfield site which is situated adjacent to a number of existing businesses on the Ashbourne Airfield Industrial Estate.
The Environment Agency have indicated that as the site is situated on a Principal Aquifer that care should be taken to avoid pollution of the groundwater resource.
There are no constraints by way of impact upon the local landscape character historic assets, or biodiversity. Severn Trent have indicated that they have no concerns about the impact of development
on this site from their operational perspective.
As such it is considered that the site is suitable for employment development.

Site Address:
Land to the rear of 47, High Street, Bonsall
Site Area (Ha): 0.19
Housing Capacity:

SHLAA Reference:
SHLAA756
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, noting possible high lead levels/Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, one watercourse to the north and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
RED - The Environment Agency has commented that the site is situated mainly in flood zone 1. The site is situated on an area designated as Source Protection Zone 1 and a Secondary Aquifer, and
care should be taken to avoid the potential for pollution of the groundwater resource.
Landscape Comments
AMBER - The County Council Landscape Officer has commented that development of the site would have a moderate impact on development. The land is part of the upper Daleside running through
Bonsall so is partially visible from High Street but less so in the wider landscape. The site is constrained by landform and being in the CA but might be developed as a very modest urban extension.

Historic Environment Comments
AMBER - The County Council Archaeologist noted that the site is within Bonsall Conservation Area.
RED - The Conservation Officer advises that development of this site may affect the setting & context of the non-designated heritage asset (‘Church’). Development of the site will eradicate this land,
forming as it does, an important backdrop to the existing development along High Street to this part of the Conservation Area.
Development of the site is likely to result in harmful impact(s) to/on the significance of the Conservation Area.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that the site supports woodland / trees and possibly scrub habitats that may qualify as a Habitat of Principal Importance. Impacts on species would include
birds and there could be reptiles present. Achieving a net gain at this site will be difficult as the loss of the woodland/trees is likely to require an off-site compensation scheme. The new woodland
would probably need to be larger than the area destroyed.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that insufficient access can be achieved as there is insufficient controlled land to secure emerging visibility splays. However a satisfactory access could be
achieved potentially (either through demolition of a property within the control of the applicant or other measure), dependent on additional land ownership.
Derbyshire Highways Authority Comments - Public Transport
RED - The Highways Authority has commented that the site is within existing built/residential environment with very limited access to existing footway network, bus stops or local amenities and
facilities.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority has commented that the site is within existing built/residential environment with very limited access to existing footway network, bus stops or local amenities and
facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority has commented that the site is within existing built/residential environment with very limited access to existing footway network, bus stops or local amenities and
facilities.
Derbyshire Education Authority Comments
GREEN
Bonsall Primary School
Derbyshire Education Authority advise that contribution to Bonsall Primary School is unlikely to be required from this site.
AMBER
Anthony Gell School
Derbyshire Education Authority advise that It is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth
without expansion of the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473)
and the site at Middleton Road (269) which will definitely require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely

to require requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those
significant numbers.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
RED - Severn Trent has advised that there are active groundwater abstraction boreholes are located within the development site area, therefore there is a significant risk posed to water quality. Severn
Trent adopts a strict "no development" policy within SPZ1 areas (i.e. land within an SPZ1 owned by Severn Trent is subject to strict control measures on land use. Severn Trent also holds the right to
refuse to sell this land). We strongly advise that the Council considers the adoption of similar principals for this site in the areas overlying the borehole locations and SPZ1 e.g. the restriction of these
areas to green parks, etc.). We advise that these limitations are extended to the SPZ2 areas as well. However, if this is not possible, then we strongly advise that developers are required to adopt
suitable control measures and best industry practices when locating and designing SUDS in the SPZ2 areas. A suitable train of treatment should be implemented where infiltration SUDS are designed
in SPZ2. We recommend that a Hydrogeological Impact Assessment (HIA) is prepared by the developers to explore and assess the effects of the development on groundwater resources.
GREEN - Severn Trent has advised that the site does not meet assessment threshold for individual site but consider localised cumulative impact.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a steeply sloping greenfield site situated to the south west of the the linear development of High Street, Bonsall. The proposal is for 2 self build and 3 affordable dwellings on 0.17ha of land.
The Highways Authority has commented that there is insufficient land to achieve visibility splays and any potential access is under uncertain ownership.
Although there is no issues with regards to flooding, Severn Trent have advised that active groundwater abstraction boreholes are located within the site, and as such development of the site poses
a significant risk posed to water quality.
There is also potential for significant impact on biodiversity because the site supports woodland / trees and possibly scrub habitats that may qualify as a Habitat of Principal Importance. Impacts on
species would include birds and there could be reptiles present. DWT commented that achieving a net gain at this site will be difficult as the loss of the woodland/trees is likely to require an off-site
compensation scheme.
Concerns have also been raised in respect of the the impact of developing this site on landscape character, and upon the historic environment because of the site’s location within the Bonsall
Conservation Area.
The site is therefore not considered developable because of the impact of development on the Conservation Area, the lack of highway solutions, and the risk that developing the site would have on
water quality and biodiversity.

Site Address:
Land off A52
Brailsford Green
Brailsford
Derbyshire
Site Area (Ha): 2.92
Housing Capacity:
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objection.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. This site is situated in flood zone 1 and any surface water comments
should now be directed to the lead local flood authority as the statutory body for surface water.

Landscape Comments
RED - The Derbyshire Landscape Officer has assessed this site to have a strategic impact upon landscape sensitivity. The site would be visible from some neighbouring properties and there is a
footpath that bisects the site in an east to west direction and others in the locality. The site is less visible in the wider landscape by virtue of the natural topography and intervening boundary vegetation.
This is a large site relative to the overall size of Brailsford and needs to be assessed alongside other proposed allocations including SHLAA510 to the south of the village. There are sensitivities
relating to the wider landscape and its proximity to the CA. The site has some capacity for development without unduly impacting on wider landscape character, visual amenity and existing settlement
pattern.
AMBER - DL&P Consultants have commented that the site relates to new housing on the opposite side of the A52 and backs onto smaller fields close to the traditional village core of Brailsford.
However, it is a relatively uncomplicated flat field plateau where views are limited to enclosed hedgerows and can be easily separated from the remaining larger field with new hedgerow and trees.
The Consultants advise that a woodland edge on the western boundary and along the frontage of the adjoining property has the effect of preventing the settlement edge of Brailsford from bleeding
into open countryside so that the sense of arrival into Brailsford from Ashbourne only changes when immediately arriving at the development. They state that the cumulative effect of housing of both
sides of the A52 may change the character of Brailsford to a more urbanised settlement, however, good frontage design will be key to the acceptability of the development. DL&P Consultants conclude
that overall, the impact on views and landscape character will be relatively limited to the field itself.
Historic Environment Comments
AMBER - The County Council Archaeologist has noted the immediate setting of Conservation Area, setting of Listed Buildings E.
AMBER - The Conservation Officer has commented that although there are no heritage assets on the site itself, there are several nearby the site including the Brailsford Conservation Area. The Officer
concludes that development of the site adjacent to, and in close proximity to, the Conservation Area boundary is likely to result in harmful impact to the setting of the Conservation Area and the listed
buildings.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that there are no known nature conservation features at the site so it considered to be of relatively low value overall for biodiversity. However, it is
adjacent to a population of great crested newt. Mitigation for great crested newt likely to be needed and some mitigation and compensation for loss of arable. It may be possible to achieve this on
site, but there could a need for a small off-site compensation scheme.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Officer advises that the verge fronting the site is considered to form part of the adopted highway, the site therefore has a considerable site frontage to the A52. Given the
alignment of the A52 and frontage available it is likely acceptable access arrangements and appropriate visibility sightlines could be provided to serve residential development on this site. Some
regrading works on the existing highway verge may be required to maximise visibility sightlines. There is an existing access to the allotments, however, this may not be in the optimum position consideration may need to be given to an alternative access location in any detailed access designs. There is also a potential SHLAA site on the opposite side of the road – if there is any prospect of
both sites being acceptable for residential development, rather than create a crossroads junction or staggered junction, the preferred access arrangement to serve both sites may be a 4 arm roundabout
junction. It is unlikely the Highway Authority would support a proliferation of individual access points directly to the A52, from individual dwellings.
No scale of development indicated, it is therefore difficult to provide informed highway comments relating to any possible highway impact the development may have on the highway network. The site
is likely to accommodate a considerable number of dwellings, which may, with other cumulative development in the Brailsford area, have some traffic impact. However, until the scales of development
are known, it is difficult to predict if this is likely to be detrimental or severe in highway safety terms.
Derbyshire Highways Authority Comments - Public Transport
No comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority has advised that the site is at an edge of residential area and there are limited local services and facilities.

Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority have advised that there are no pedestrian footways on the site frontage and no link into Brailsford centre, there is however a continuous footway on the opposite side
of the road, although this would require pedestrians to cross the busy A52 carriageway. The Highways Authority advise that the lack of pedestrian footways / multiple road crossings could be a barrier
for encouraging residents to use public transport and to walk or cycle. The Highways Authority conclude that pedestrian infrastructure will need to be provided / improved and potentially crossing
facilities provided to access east bound bus stop locations.
Derbyshire Education Authority Comments
AMBER
Brailsford Primary School
The Education Authority has advised that Brailsford Primary School is projected to be over capacity. Dependant on the overall capacity of sites coming forward in Brailsford, the need will either be for
expansion of the existing school or a strategic response, eg a new primary school.
QEGS
The Authority states that the scale of sites 266 (Airfield) and 764 (Mayfield Road) combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity
and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each.
Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative
numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
RED - Severn Trent has advised that the potential impact on sewerage infrastructure is high due to development size.
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
Site comprises an area of greenfield land, part of which was formerly allotments to the south west of the village of Brailsford adjacent to the A52 Main Road.

There are no known flooding issues identified for the site although the site is situated on a Secondary Aquifer and care should be taken to avoid potential for pollution to groundwater resources and
development should be connected to mains drainage. There are no known nature conservation features and Derbyshire Wildlife Trust consider the site to be of low value overall for biodiversity.
In respect of the impact of development on landscape the consultants comment that the impact on views and landscape character would be relatively limited to the field itself. However, the cumulative
effect of housing on both sides of the A52 may change the character of Brailsford to a more urbanized settlement, with the County Council Landscape Officer concluding development would have a
strategic impact upon landscape sensitivity, with views from neighbouring properties and the public footpath that bisects the site. There are also sensitivities with development of the site on the wider
landscape and proximity to the Brailsford Conservation Area. The impact of development on the setting of the Conservation Area and nearby Listed Building is identified as a constraint.
The Highways Authority advice that acceptable access arrangements and visibility could be secured. Improvements and enhancements to existing public transport and pedestrian accessibility will be
required, noting there are no pedestrian footways on the site frontage or link to the centre of the village.
In respect of infrastructure, issues have been raised with regard to capacity at both Brailsford Primary School and QEGs, which would need to be addressed. Given potential site size Severn Trent
have identified concerns with sewage infrastructure. Similarly further feasibility work may be required to address the impact of development on health facilities.
On balance it is considered given the potential impact of development on landscape character, notably the character of the village from approach to the west and in combination with new development
to the north of the A52 alongside effects to the setting of the historic environment, notably Brailsford Conservation Area, that the site is undevelopable.

Site Address:
Land at Old Hall Farm, Brailslford
Site Area (Ha): 0.17
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, no watercourses and zero flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site is
situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. The proposed allocation does not appear to be near any mains foul sewers.
A development of this size should be connected to the mains drainage as opposed to using a non mains option. If a mains connection is available nearby the developer and the LPA should ensure
connection to the mains sewer is acceptable before allocating this site. Whilst not the Environment Agency’s remit, we would encourage that any development of this site is required to retain existing
hedgerows and trees as well as requiring biodiversity net gain to be provided throughout the site.

Landscape Comments
AMBER - The County Council Landscape Officer has advised that development of the site will have a moderate impact upon landscape sensitivity. The site is visually well contained by existing
settlement and vegetation. Provided the site can be developed without impacting on the CA, several listed buildings and some mature vegetation then the site is sufficiently visually contained to be
developed.
Historic Environment Comments
AMBER - The County Council Archaeologist has noted that that there may be impact upon the setting of Conservation Area and Grade II Listed building.
AMBER - The Conservation Officer has advised that the site lies within the Brailsford Conservation Area, listed buildings to the east and north east of the site - Grade II listed Green Farm, Barns to
south of Green Farm and Old Hall Farm House. Historic Environment assessment concludes development of the site within the Conservation Area boundary is likely to result in harmful impact on the
significance of the Conservation Area and the listed buildings, particularly Old Hall Farmhouse and those located to the west of The Green and Church Lane. Development of the site is likely to result
in harmful impact to /on the significance/setting of designated and non designated assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that development of the site would be low impact upon biodiversity and wildlife. They are not aware of any features of high nature conservation value
directly associated with this site. The habitats present on site are thought likely to be intensively managed for agricultural purposes. Aerial imagery suggests crops or grassland ley. There are great
crested newt populations within <100m and the habitats on site may be used as terrestrial habitat by newts.a net gain can probably be achieved through habitat creation on site. This should also aim
to provide better quality terrestrial habitat for great crested newt.
Derbyshire Highways Authority Comments – Access
RED- The Highways Authority advise that the site does not have a site frontage to the public highway, as drawn. Previous highway concerns have also been raised in connection with informal enquiries
for development of this site, served by the private road off The Green, due to visibility issues from the private road onto the classified highway. It may be possible to develop this site in conjunction
with an adjoining SHLAA site, also being considered for development (SHLAA177), for it to remain viable in highway terms. The Green is a rural road with limited geometry and very little in the way of
pedestrian infrastructure. The nearest junction with Main Road also has limited geometry and visibility for emerging drivers. Both The Green and its junction with the A52 may therefore be sensitive to
any increases in residential related traffic. The Green is a rural road with limited geometry and very little in the way of pedestrian infrastructure. The nearest junction with Main Road also has limited
geometry and visibility for emerging drivers. Both The Green and its junction with the A52 may therefore be sensitive to any increases in residential related traffic.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Bus stop on Main Road, less than 10 mins walk.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority has advised that there are limited essential residential facilities in Brailsford itself.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority has advised that the site is accessed by rural highway networks with limited, non-connecting footway provision. The Authority also advises that there are bus stops
within reasonable walking thresholds of the site, however, the walking route available is likely to be a barrier to encouraging walking trips and up-take in public transport use.

Derbyshire Education Authority Comments
AMBER
Brailsford Primary School
The Education Authority advise that the existing primary projected to be over capacity. Even a development of this size is likely to require a contribution for expansion. Should these sites come
forward once scope for expanding the primary school is exhausted, contributions will be required towards a more strategic response.
QEGS
The Authority advise that the scale of sites 266 (Airfield) and 764 (Mayfield Road) combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity
and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each.
Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative
numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
GREEN - Severn Trent has advised that the site does not meet assessment threshold for individual site but consider localised cumulative impact.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
A small greenfield site situated adjacent to the Settlement Development Boundary of Brailsford, to the south western edge of the village, accessed at the end of a private road off The Green.
The sites lies within flood zone 1 and it located on a Secondary Aquifer and care should be taken to avoid the potential for pollution of groundwater resources. The site does not appear to be near any
mains foul sewers, connection to mains drainage would be required.
The County Council Landscape Officer concludes that the site is visually well contained by existing settlement and vegetation and provided the site can be developed without impacting on Brailsford
Conservation Area, several listed buildings and some mature vegetation then the site is sufficiently visually contained to be developed. In respect of impact on the historic environment, the site lies
within the Brailsford Conservation Area and prominent Listed Buildings lies within the vicinity if the site. The Conservation Officer concludes that development of the site is likely to result in harmful
impact to/on the significance/setting of heritage assets.

The Highways Authority identify significant constraints, noting that the site does not have a site frontage to the public highway, and concerns regarding visibility issues from the private road onto the
classified highway and limited geometry and pedestrian infrastructure on The Green itself. Although nearby bus stops are within a reasonable walking threshold, the routes available are likely to be a
barriers to encouraging trips by foot or public transport.
In respect of infrastructure, issues have been raised with regard to capacity at both Brailsford Primary School and QEGs, which would need to be addressed. Given the size of the site no specific
capacity issues for health facilities are envisaged.
Development of the site, due to site size and characteristics is likely to have low impact upon wildlife and biodiversity.
In conclusion it is considered that the site is undevelopable due primarily to highway constraints and the ability to secure a satisfactory to serve the site for development. The impact of development
on the historic environment and heritage assets also represents a material constraint for development and therefore on balance the site is deemed undevelopable.

Site Address:
Land off Main Road, Brailsford, Derbyshire
Site Area (Ha): 2.39
Housing Capacity:
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains an area of surface water along the eastern boundary, no watercourses and one flood record
nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. This site is situated in flood zone 1 and any surface water comments
should now be directed to the Lead Local Flood Authority at the statutory body for surface water.

Landscape Comments
GREEN - The County Council Landscape Officer gives this site a landscape impact level of minor and advises that although the site is within an area of broader sensitivity (AMES), the site has no
significant landscape constraints and is visually well contained. The site is visually well contained in the wider landscape by the existing residential development to the south and west, existing
woodland, and the generally rising nature of the landform to the north. Some views would be obtained from properties to the south and west and a footpath that crosses the site from Alley Walk.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
AMBER - The Conservation Officer has advised that development here may result in harmful impact on the setting of designated heritage assets (primarily the School, School House and The Old
Bakery). The Officer has concluded that development may result in harmful impact on the setting of designated heritage assets and further advised that any development here should have due regard
to the setting of the designated heritage assets, that are adjacent / in close proximity to the site.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has given the impact of this site a rating of low and concluded that they are not aware of any features of high nature conservation value directly associated with this
site. The habitats present on site are thought likely to be intensively managed for agricultural purposes. Aerial imagery suggests arable land used for crops. Derbyshire Wildlife Trust has advised that
there are great crested newt populations locally and the habitats on site could provide terrestrial habitat for adult newts. It should be possible to address the loss of the agricultural habitats through
enhancement measures on site. Enhancing terrestrial habitat for newts is likely to be needed.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advised that the site has a very limited site frontage available to the public highway, as drawn. The A52 is a busy route with consistently high perceived vehicle
speeds in the vicinity of the site access, with a large proportion of HGV traffic. There is also a controlled pedestrian crossing point on the site frontage, which is likely to restrict access location /
movements from any junction. The horizontal alignment of the A52 and extent of adopted highway limits is likely to be challenging to provide adequate visibility sightlines, commensurate with passing
/ approach vehicle speeds.
The Highways Officer states that it would appear, subject to land control and no ransom element, Throstle Nest Way could be extended to serve further development. Throstle Nest Way is at present
a small cul-de-sac, however, its geometry and layout could accommodate the additional traffic from a development of the scale envisaged.
The Highways Officers believes the site promoter would need to undertake a speed survey on Main Road (A52) and prepare detailed access designs (including the possible relocation of the signalised
crossing point), based on accurate topographical surveys, to confirm acceptable access arrangements and visibility sightlines could be provided to serve the site, for access to remain viable via this
route.
The Highways Officer concludes that the site is unlikely to create a severe impact in isolation, however, new residential development is currently underway on Luke Lane which in addition to other
potential development in the area may increase demands on the Luke Lane / Main Road junction.
Derbyshire Highways Authority Comments - Public Transport
No comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that the location of the site is at the edge of an existing residential area within walking distance of limited local facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that the pedestrian footways alongside the A52 are limited in width in parts and that crossing facilities across the A52 available but may need to be relocated.
The Officer also finds that bus stops are within reasonable walking thresholds to the site. The Officer advises that detailed designs for access are required to ensure safe minimum criteria can be

achieved, based on captured vehicle speeds and having regards to existing public highway limits. Additionally, the Officer finds that the existing signalised crossing point may need to be relocated,
although alternative locations may be difficult to find with the existing road alignment. The facility will need to be retained, and cannot be dispensed with, in order to retain safe crossing facilities to
access the facilities on the southern side of the busy A52.
Derbyshire Education Authority Comments
AMBER
Brailsford Primary School
The Education Authority has advised that the existing primary school is projected to be over capacity. They state that dependant on the overall capacity of sites coming forward in Brailsford, the need
will either be for expansion of the existing school or a strategic response, eg a new primary school.
QEGS
The Authority has advised that the scale of sites 266 (Airfield) and 764 (Mayfield Road) combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain
overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100
dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be
the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
AMBER - Severn Trent has advised that the potential impact on sewerage infrastructure is medium due to the development size.
GREEN - Severn Trent has also advised that the potential impact on surface water sewerage infrastructure is low assuming use of SUDS.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None.
Other Material Policy Considerations
None.

Conclusions
The site comprises a large expanse of greenfield grassland to the east of Throstle Nest Way and north of Main Road (A52),Brailsford. The site lies adjacent to the Settlement Framework Boundary
and bound by existing residential development to the southern and western boundary.
There are no known flooding issues identified although the site contains an area of surface water along the eastern boundary, is situated on a Secondary Aquifer and care should be taken to avoid
potential for pollution to groundwater resources. Development should be connected to the existing foul mains drainage.

The landscape assessment concludes that although the site is within an area of broader sensitivity, the site itself has no significant landscape constraints and is visually contained in the wider
landscape context of existing residential development and woodland.
Development may have a harmful impact on the setting of nearby designated heritage assets (Primary School, School House and The Old Bakery). No issues for archaeology raised.
Derbyshire Wildlife Trust has given the impact of this site a rating of low, concluding that they are not aware of any features of high nature conservation value.
The Highways Authority conclude that the site has a very limited site frontage to serve development, with the A52 a busy route with high vehicle speeds in the vicinity of the access and a large
proportion of HGVs. The pedestrian crossing point to the site frontage is likely to restrict access location / movements from any junction and the ability to meet visibility sight lines given the highway
alignment are likely to be challenging to achieve. Evidence to demonstrate that an appropriate access could be secured, subject to landownership/ransom strips from Throstle Nest way is lacking.
Pedestrian accessibility to the site would need to be enhanced and further investigative work would be required to determine the impacts of development and any new access on the location of the
existing crossing point on the A52. The signalised crossing point may need to be relocated, an alternative location may be difficult to find given the existing road alignment.
In respect of infrastructure, enhancements to education provision may be required. Given the potential size of the site Severn Trent have also identified concerns with sewage infrastructure. Similarly
further feasibility work may be required to address the impact of development on health facilities.
The site is considered undevelopable due to highway constraints and uncertainty as to whether a safe a secure access can be achieved to serve the site and overcome concerns raised in respect of
impacts to the existing signalised crossing and Main Road. The site is not deemed suitable for development.

Site Address:
Land to the west of Luke Lane and North Lane, Brailsford
Site Area (Ha): 7.59
Housing Capacity: 30
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no area of surface water, no watercourses and no flood record nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
GREEN - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters.
Landscape Comments
AMBER - The County Council Landscape Officer considers the impact on landsacpe to be strategic. The site forms a prominent frontage with Luke Lane along its eastern boundary but is generally
well screened by existing developmet to the south. The land is gently rising to the north to form a minor ridgeline within the site making the area potentially visible in wider views from elevated ground
to the north. This site has some potential for significant visual sensitivity and pushes development beyond a minor ridgeline and into an area of attractive landscape with some local and wider sensitivity.
The site needs to be considered strategically alongside other large sites within Brailsford to determine how suitable this site is as a sustainable urban extension. Need to consider possible mitigation
in wider views from the north.

AMBER - DL&P consultants conclude due to the gentle slope of ridge northwards from the corner of Mercaston lane, it is recommended that any development is limited to a small setback from the
ridge. However, it is unlikely that distant views will notice change in settlement edge. Only local views and the approach into Brailsford will be affected. The main impact will be driving along Mercaston
Lane and approaching the settlement. However, this will not be a significant change from the established edge of new housing at the moment. The development of these extra fields will not have a
significant impact on the character of the surrounding landscape or on landscape views. The main impact on direct views of the countryside from newly developed houses, whereas the impact from
surrounding footpaths is negligible and therefore little change on the experience of the surrounding countryside. Countryside character will not be significantly changed by the loss of these two very
similar agricultural fields. It is recommended that the farthest edge of development to be in line with the rear of the boundary with the house Fiddlers Folly across both fields to meet the northern corner
of the field adjacent to the west. This will allow for a buffer of native hedges and woodland tree belt. This line is sufficiently set back from the crest to prevent any effect on open countryside.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN - The Conservation Officer has advised that development is likely to result in no impact on the setting of the designated heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust advise that the impact is primarily loss of pasture. There is no information to indicate that this is species rich grassland. It is most likely either modified grassland or
other neutral grassland. The Trust advise that it should be feasible to address all or most of the loss of the grassland habitats within the scheme if some areas can be retained. If this were not possible,
a small off-site compensation scheme would be needed.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority has advised that satisfactory access to the site can be made dependent on achieving appropriate emerging visibility splays. They advise that carriageway widening
will likely required on North Lane and satisfactory assessment of junction of North Lane and Luke Lane/Mercaston Lane will also likely required.
The Highways Authority has advised that development is unlikely to create a severe impact in isolation on the surrounding highways.
Derbyshire Highways Authority Comments - Public Transport
No comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority has advised that the site is on the edge of existing built/residential environment with no access to existing footway network, bus stops or local amenities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority have advised that the site is remote from local services with no existing footway access to the facilities to the South of the A52. The Authority advise that there is a
crossing however this may need to be relocated.
Derbyshire Education Authority Comments
AMBER
Brailsford Primary School
The Education Authority has advised that the existing primary school is projected to be over capacity. They state that dependent on the overall capacity of the sites coming forward in Brailsford, the
need will either be for expansion of the existing school or a strategic response, eg a new primary school.

QEGS
The Authority has advises that the scale of sites 266 (Airfield) and 764 (Mayfield Road) Combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain
overcapacity and its scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100
dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be
the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - The Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - regarding ground water Severn Trent has no comments.
AMBER - Severn Trent has advised that the potential impact on sewerage infrastructure is high - due to development size and potential impact on ancillaries. Severn Trent has advised that planned
improvements to treatment works in the Ashbourne area will help in alleviating pressures on the current system.
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None.
Other Material Policy Considerations
None.

Conclusions
This site comprises an area of greenfield agricultural land to the north west of the village centre of Brailsford. The site is situated to the north of the recent residential development to the west of Luke
Lane and replacement Primary School. A further recent housing scheme lies to the east of the site on the eastern side of Luke Lane.
The site lies within flood zone one and Derbyshire Wildlife Trust consider that development of the site would have low impact on biodiversity.
The Conservation Officer concludes development would not lead to an adverse impact on the significance or setting of heritage assets or the historic environment.
The Highways Authority conclude that a safe and secure access to serve residential development could be delivered subject and dependent upon appropriate visibility splays being secured,
carriageway widening would also be required on North Lane and a satisfactory assessment of the junction of North Lane and Luke Lane/Mercaston Lane necessary to satisfy the Highways Authority.
The landscape assessment concludes development could have a significant impact should properties go beyond the existing ridge line into an area of attractive landscape, and mitigation of the impact
on wider views to the north would need to be secured.
In respect of infrastructure, issues have been raised with regard to capacity at both Brailsford Primary School and QEGs, which would need to be addressed. Given the potential size of the site Severn
Trent have also identified concerns with sewage infrastructure. Similar further feasibility work may be required to address the impact of development on health facilities.

On balance it is recommended that part of the site is deemed suitable and developable for cira 30 dwellings, notably the southern strip of the site adjacent and parallel to the existing recent development
off Broomy Drive. Based upon the landscape assessment and impact of development should it encroach beyond the existing ridge line it is considered that development should be within the confines
of the less visually prominent aspects of the site, the southern and south western field margins and therefore in land abutting the existing new development off Luke Lane.

Site Address:
Land to the east of Luke Lane and south of Mercaston Lane, Brailsford
Site Area (Ha): 1.34
Housing Capacity: 20

SHLAA Reference:
SHLAA479
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objection.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site is
situated on a Principal Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
The proposed allocation does not appear to be near any mains foul sewers. A development of this size should be connected to the mains drainage as opposed to using a non mains option. If a mains
connection is available nearby the developer and the LPA should ensure connection to the mains sewer is acceptable before allocating this site. Whilst not the Environment Agency’s remit, we would
encourage that any development of this site is required to retain existing hedgerows and trees as well as requiring biodiversity net gain to be provided throughout the site.

Landscape Comments
AMBER - The County Council Landscape Officer has assessed the site to have strategic impact upon landscape sensitivity. The site forms a prominent frontage with Luke Lane and Mercaston Lane
and is potentially visible from rising ground to the north although there is significant intervening vegetation within the wider landscape.There are no obvious landscape constraints relating to this site
but it does push development beyond a minor ridgeline and into an area of attractive landscape with some sensitivity. Their may be capacity to develop the site if the Throstle's Nest Plantation to the
south east of the site could be extended along its eastern boundary to increase visual mitigation.
AMBER - DL&P consultants conclude any new housing on this field can be read as a logical extension of the recent housings scheme. It will not appear too extensive into the field. However, it does
change the sense of arrival and departure into Brailsford. The height of the corner and turning in Mercaston Lane marks a transition into open countryside. Roadside hedges and overall low impact
on wider countryside views suggest it is suitable for housing providing the corner is chamfered and the tree belt is re-established. Preferred option would be to maintain the existing comfortable set
back of houses by leaving the field vacant, giving a much better countryside edge and transition to open countryside. Need to balance change in sense of arrival against development of a relatively
small paddock size field.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN - The Conservation Officer has advised that there are no heritage assets within the site and development is likely to result in minimal or no impact to/on the significance/setting of heritage
assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of high nature conservation value. The habitat present appears to be arable land used for crops.
Impacts on protected species are likely to be low, but there are great crested newt populations in the area. it should be possible to achieve a net gain for biodiversity on-site via habitat creation.
Mitigation for great crested newt is likely.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority advise that access can be provided dependent on achieving appropriate emerging and forward visibility splays. Potential for access to be gained via adjacent
development site. No information has been provided on scale of development so it is difficult to provide informed comments on impact of development; however development is unlikely to be a severe
impact in isolation. New residential development is currently underway on Luke Lane – this, and other potential development in the area, may increase demands on the Luke Lane / Main Road junction.
Not able to view the entire site from the public highway.
Derbyshire Highways Authority Comments - Public Transport
RED - No pedestrian access to bus stop.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority advise that the site is on the edge of existing built/residential environment with no access to existing footway network, bus stops or local amenities and facilities located
on the southern side of the A52 Ashbourne Road and limited facilities on northern side of A52.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED- The Highways Authority advise that crossing facilities on A52 may need relocating. Extensive provision of footway would be required to link development site with existing footway network.

Derbyshire Education Authority Comments
AMBER
Brailsford Primary School
Derbyshire Education Authority has advised that Brailsford Primary School is projected to be over capacity. Dependant on the overall capacity of sites coming forward in Brailsford, the need will
either be for expansion of the existing school or a strategic response, eg a new primary school.
QEGS
The scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity and it's scope to
expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each. Once the list of
sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative numbers coming
forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is low (subject to hydraulic capacity checks and when considered in isolation from upstream proposed sites).
GREEN - Severn Trent has advise that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The greenfield site is situated to the northern edge of the settlement, adjacent to the Settlement Development Boundary of Brailsford. The site comprises an agricultural field and adjoins the recent
Cameron Homes development to the south.
There are no constraints identified in relation to the impact of development upon the historic environment or concerns raised by Derbyshire Wildlife Trust regarding impact upon biodiversity. There are
no known flooding issues identified for the site although the site is situated on a Principle Aquifer and care should be taken to avoid potential for pollution to groundwater resources and development
should be connected to mains drainage.

In respect of impact on landscape character, the consultants conclude that development would be regarded as a logical extension of the recent housing scheme to the south, however development
would change the sense of arrival and departure into the village. The impact of development could be mitigated provided the housing development at the corner is chamfered, tree belts re-established
and planting increased to the eastern boundary to increase visual mitigation.
The Highways Authority confirm that a suitable access can be provided dependent upon achieving appropriate emerging and forward visibility splays. Enhancements to pedestrian links and footways
will be required to ensure access to services and facilities and connectivity.
In respect of infrastructure no issues have been raised with regard to sewage or surface water or health infrastructure. Enhancements to education provision may be required.
On balance, ensuring that appropriate landscape mitigation; highway and accessibility requirements are met the site is considered to be developable.

Site Address:
Land on the East Side of Church Lane, Brailsford, Ashbourne, Derbyshire
Site Area (Ha): 5.86
Housing Capacity:

SHLAA Reference:
SHLAA510
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, no watercourses and zero flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the ground water resource, all developments should connect to the existing foul mains drainage network. The site is situated in flood zone 1 and any surface water comments
should now be directed to the Lead Local Flood Authority as the Statutory body for surface water.
Landscape Comments
RED - The County Council Landscape Officer has assessed the site to have a strategic impact upon landscape sensitivity.The site would be visible from neighbouring properties and from a number
of footpaths crossing the site or within the locality to the south and west. In the wider landscape the site is well screened by the natural topography and intervening boundary vegetation. This is a
large site relative to the overall size of Brailsford and needs to be assessed alongside other proposed allocations including SHLAA177 to the west of the village. There are sensitivities relating to its

proximity to the CA and listed buildings and these need to be carefully assessed. The site has some capacity for development without unduly impacting on wider landscape character, visual amenity
and existing settlement pattern.
RED- DL&P Consultants conclude the site is close to and well accessed by footpaths to the existing settlement but due to the field’s height, new houses will appear prominent and distinctly contrasting
with traditional linear development along A52. This is the main village character of Brailsford and whilst there are new housing areas along here, the development of this site above the skyline and
backdrop will have a greater impact. The historic reference to a previous Hall on the site would be lost although there is little visual evidence in the field. here are sloping panoramic views to the south
from the field, however when checked from surrounding lanes, the cricket ground and gold course views of the site are limited due to intervening vegetation. However, houses on the upper part would
impact on the character of Main Road and houses on the lower part would be too standalone and intrusive into open countryside. Recommendation: Site not suitable for housing allocation.
Historic Environment Comments
AMBER - The County Council Archaeologist has noted: possible medieval hall and moated manor site (HER 17201), though this has been disputed. Recommend archaeological assessment and
evaluation as part of planning application. Setting of listed buildings and Conservation Area.
RED - The Conservation Officer advises that the development of the site is likely to result in harmful impact to/on the significance of the historic & archaeological interest of the site .
Derbyshire Wildlife Trust Ecology Comments
GREEN - The Derbyshire Wildlife Trust has advised that development will have a low impact on biodiversity and wildlife. we are not aware of any features of high nature conservation value directly
associated with this site. The habitats present on site are thought likely to be intensively managed for agricultural purposes. Aerial imagery suggests arable land used for crops and rough grassland,
hedgerows. There are great crested newt populations locally and the habitats on site could provide terrestrial habitat for adult newts. it should be possible to address the loss of the agricultural habitats
through enhancement measures on site. Mitigation for great crested newt will be needed together with creation of new habitat for newts.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that access possible dependent on achieving appropriate emerging and forward visibility splays. Potential for access to be gained via adjacent development
site. No information provided on scale of development so it is difficult to provide informed comments on impact of development; however development is unlikely to be a severe impact in isolation.
The acute bend to the west of the site on Church Lane could present issues in providing a safe access to the site. Church Lane is relatively narrow with roadside parking common. Assessment would
be needed of the capability of the junction of Church Lane/A52 Ashbourne Road to accommodate additional traffic generated by development.
There appears to be little if no scope to widen Church Lane or to improve the capacity of the junction of Church Lane/A52 Ashbourne Road without additional land ownership.
Not able to view the entire site from the public highway. An acute bend in close proximity to western edge of the site, which is the only potential access location, and the general extents Church Lane.
Not able to view the entire site from the public highway.
Derbyshire Highways Authority Comments - Public Transport
No comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that the site is on the edge of existing built/residential environment with no access to existing footway network, bus stops or local amenities and facilities
located on the southern side of the A52 Ashbourne Road and limited facilities on northern side of A52.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that crossing facilities on A52 however this may need relocating. Extensive provision of footway would be required to link development site with existing
footway network.

Detailed designs for access(es) required to ensure safe minimum criteria can be achieved.
Derbyshire Education Authority Comments
AMBER
Brailsford Primary School
The Education Authority advises that the existing primary is projected to be over capacity. They state that dependant on the overall capacity of sites coming forward in Brailsford, the need will either
be for expansion of the existing school or a strategic response, eg a new primary school.
QEGS
The Authority advises that the scale of sites 266 (Airfield) and 764 (Mayfield Road) combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity
and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each.
Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative
numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
RED - Severn Trent has advised that the impact on sewerage infrastructure is high due to development size and potential impact on treatment works.
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
A green field site located to the south of Brailsford, comprising two agricultural fields, down to pasture bound by mature hedgerows. The site is in an elevated position in relation to the village and has
a domed landform.
There are no known flooding issues identified although the site is situated on a Secondary Aquifer and care should be taken to avoid potential for pollution to groundwater resources.
Derbyshire Wildlife trust have advised that development will have a low impact on biodiversity and wildlife. Habitats on site are likely to be intensively managed for agricultural purposes.

There are significant concerns about the impact upon landscape character because the site is visually prominent from neighbouring properties and footpaths both within the site and to the south and
west. There are also significant concerns about the impact of development on the heritage assets in the vicinity of the site, notably the setting of listed buildings and the Conservation Area.
The Highways Authority consider that a suitable access may be possible to serve development, however the acute bend on the west of the site on Church Lane could present issues in providing a
safe access. Church Lane is narrow and there appears to be little if no scope to widen Church Lane or to improve the capacity of the junction of Church Lane/A52 Ashbourne Road without additional
land ownership. Enhancements to public transport and pedestrian connectivity would be required.
In respect of infrastructure, issues have been raised with regard to capacity at both Brailsford Primary School and QEGs. Given the potential size of the site Severn Trent have also identified concerns
with sewage infrastructure.
On balance the site is considered undevelopable due to potential impacts upon landscape character, visual amenity, the historic environment and concerns raised by the Highways Authority in regard
to the ability to create a suitable access and highway constraints to Church Lane and The Green and junctions to Main Road.

Site Address:
Main Road
Carsington
Derbyshire
Site Area (Ha): 0.8
Housing Capacity:

SHLAA Reference:
SHLAA758
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, noting possible high lead levels/Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, one watercourse to the south and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
RED - The Environment Agency has commented that the site is situated mainly in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters.
The site is situated on an area designated as Source Protection Zone 1 and a Secondary Aquifer. Secondary Aquifers are permeable layers capable of supporting water supplies at a local rather than
strategic scale, and in some cases forming an important source of base flow to rivers. Superficial deposits are present over the eastern part of the area, in form of Glacial Till, which is designated as
a Secondary Undifferentiated Aquifer.

Source Protection Zones are designated to protect the quality of groundwater abstractions used for drinking water purposes. Within Source Protection Zones certain activities may be restricted, for
example underground storage of hazardous substances (e.g. petrol or diesel) in Zone 1. Care should be taken to avoid the potential for pollution of the groundwater resource.
Landscape Comments
AMBER - The County Council Landscape Officer has assessed the site to have moderate impact on landscape sensitivity. A single field parcel of rough grassland off Main Road on the southern edge
of Carsington enclosed by hedgerows with occasional mature hedgerow trees. The land is located within the Carsington Conservation Area and is in close proximity to several listed buildings.The
land is visible from several properties and roads within the village including a number of the listed buildings, although it is less visible in wider views. The land is visible from several properties and
roads within the village including a number of the listed buildings, although it is less visible in wider views.The site has a number of key sensitivities including its location within the Carsington CA, its
proximity to several listed buildings, the scale of the site relative to the existing settlement, and its relationship to the wider landscape character. A detailed design brief is required if this site were to
be satisfactorily developed.
Historic Environment Comments
RED - The County Council Archaeologist has noted that there are Medieval village earthworks (HER MDR3355) and that development will be unacceptably harmful to Conservation Area.
RED - The Conservation Officer has concluded that development of the site is likely to result in harmful impact(s) to/on the significance & setting of designated and non-designated heritage assets.
The site is within the designated Conservation Area; retains evidence of ridge & furrow and the site is on sloping ground forming a significant section/part of open land within the village centre.
Development of the site is likely to result in harmful impact(s) to/on the significance & setting of designated and non-designated heritage assets
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that development of the site would have a low to moderate impact on biodiversity and local wildlife. The site is not known to support any habitats of
high nature conservation value. The habitat present appears to be modified or other neutral grassland. Impacts on protected species are likely to be low, but there is a record for a rare plant. It should
be possible to achieve a net gain for biodiversity on-site via habitat creation, but this will be dependent upon the type of grassland present and the space available. There could be a requirement for a
small off-site scheme. The status and exact location of the rare plant will need to be ascertained and ideally, the plant retained in-situ.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that a suitable access could possibly be achieved. dependent on achieving appropriate emerging and forward visibility splays in both directions. Not likely to
be severe in isolation but assessment likely required of junctions within proximity of site to ensure impact of additional vehicle movements not detrimental.
Unable to observe whole site from highway.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Officer observed that there was a bus stop adjacent to the site.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER -The Highways Authority advise that the site is within small residential community but remote from larger amenities and facilities with heavy reliance on private vehicles to access in larger
communities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that the site is within a small residential community but remote from larger amenities and facilities with heavy reliance on private vehicles to access in larger
communities. Possible improvements to existing pedestrian infrastructure and to localised junctions.

Derbyshire Education Authority Comments
GREEN
Carsingtion & Hopton Primary School;
The Education Authority advises that the current projections indicate sufficient capacity at Carsington and Hopton Primary School to accommodate the pupil yield from this site, though this will be reassessed when the development comes forward.
AMBER
Anthony Gell School
The Education Authority advises that it is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth without
expansion of the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473) and
the site at Middleton Road (269) which will definately require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely to
require requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those
significant numbers.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
AMBER - Severn Trent has assessed the site to have medium impact on the sewerage infrastructure - due to impact on downstream SPs. There are no HFRR or pollution points downstream of this
development, however the number of houses would have an impact on SPS.
GREEN - Severn Trent has assessed the potential impact on surface water sewerage infrastructure to be low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site consists of a single field parcel of rough grassland off Main Road on the southern edge of Carsington enclosed by hedgerows with occasional mature hedgerow trees. The land is located
within the Carsington Conservation Area and is in close proximity to several listed buildings.The land is visible from several properties and roads within the village including a number of the listed
buildings, although it is less visible in wider views.

The main considerations for this site are that the site is potentially contaminated and requires further investigation. The site is situated on an area designated as Source Protection Zone 1 and a
Secondary Aquifer, which could pose a risk to local water quality through development of the site. Impact on the sewerage infrastructure is assessed to be medium . The impact upon landscape
sensitivity, biodiversity and landscape is moderate. A suitable access can be achieved from the site dependent on achieving appropriate emerging and forward visibility splays in both directions.
The Conservation Officer has concluded that development of the site is likely to result in harmful impact(s) to/on the significance & setting of designated and non-designated heritage assets. The site
is within the designated Conservation Area; retains evidence of ridge & furrow and the site is on sloping ground forming a significant section/part of open land within the village centre. The Archeological
Officer has reported that there are Medieval village earthworks (HER MDR3355) and that development will be unacceptably harmful to Conservation Area.
Due to the significant impact upon the historic environment, this site is considered undevelopable.

Site Address:
Land to the west of Sunny Top, Sides Lane, Clifton
Site Area (Ha): 0.14
Housing Capacity: 2

SHLAA Reference:
SHLAA787
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objection.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zine 1, contains no large areas of surface water, one watercourse to the south and zero flood records nearby
the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site is
situated on a Principal Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. The proposed allocation appears to be over 100m away from the nearest
mains connection. We would recommend that the development should be connected to the mains drainage as opposed to using a non mains option. The developer and the LPA should ensure
connection to the mains sewer is acceptable before allocating this site.

Landscape Comments
GREEN - The County Council Landscape Officer has commented that development of the site would have a minor impact on landscape. A visually contained site by virtue of the dense boundary
vegetation along Sides Lane and other dwellings to the north/north-east. Although the site is within an area of broader sensitivity, provided existing boundary vegetation can be retained, the site has
no significant landscape constraints and is visually well contained.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN - The Conservation Officer has advised that development of the site is likely to result in minimal or no impact(s) to/on the significance /setting of the designated and no-designated heritage
assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that it is not aware of any features of high nature conservation value at the site. There are some trees present and these may form a small copse.
There is a possibility of protected species including amphibians, breeding birds and bats. It should be possible to achieve a net gain for biodiversity on-site via habitat creation and enhancements, but
retention of trees is desirable.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority has commented that access can possibly be achieved dependent on achieving appropriate emerging visibility splays. Carriageway widening may be required as
Sides Lane is of restricted width. The Highways Authority has commented that the development could possibly cause an adverse impact on the surrounding highway network, although no information
is provided on scale of development so it is difficult to provide informed comments on impact of development; however development is unlikely to be a severe impact in isolation.
It was not able to view the entire site from the public highway.
In addition, topography potentially causes a problem, level difference between carriageway and development site which is likely to require regrading and removal of embankment along site frontage
with Sides Lane.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority has commented that the site is remote from existing built/residential environment with no pedestrian access to existing footway network, bus stops or local amenities
and facilities in Clifton village.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority has commented that the site is remote from existing built/residential environment and from services and facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority has commented that the site is remote from existing built/residential environment with no pedestrian access to existing footway network, bus stops or local amenities
and facilities in Clifton village.

Derbyshire Education Authority Comments
RED
Clifton Primary School
Derbyshire Education Authority advises that Clifton Primary School is projected to be over-capacity and has no capacity to expand. If it is not possible for pupils to be accommodated at Clifton it may
be necessary to request support to provide places at an alternative school as close as possible to the development.
AMBER
QEGS
The Derbyshire Education Authority advises that the scale of sites 266 (Airfield) and 764 (Mayfield Road) combined will necessitate an additional secondary school for Ashbourne. QEGS is projected
to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be
over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important
will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent have no comments.
GREEN - Severn Trent has advised that regarding the sewerage infrastructure the site does not meet assessment threshold for individual site but consider localised cumulative impact.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site is grassland bounded by domestic garden to the West and Sides Lane to the East. The site gently slopes from East to West. The Eastern boundary is adjacent to Sides Lane, with a mature
hedgerow and some mature trees, there is a difference in levels between Sides Lane and the proposed site, the Lane being lower. The adjacent detached housing to the North East is not visible. The
boundary to the south is a wooden fence with grazing land beyond.
There are no constraints in terms of landscape, the Landscape Officer has raised no concerns subject to retention of the existing hedgerows and trees which is supported by ecology comments from
DWT who raised no issues subject to retention of trees and hedgerows.

The Highways Authority has raised issues regarding access. Access is possible from Sides Lane depending on the scale of development. However, pedestrian access is limited with the pavement
not continuing from Clifton village to the probable access.
Derbyshire Education Authority has raised concerns that the village primary school has no capacity or capacity for expansion. However the proposed development is small scale and therefore unlikely
to generate a large influx of primary aged children into the village.
The site is adjacent to the Local Plan Settlement Development Boundary of Clifton.
If the access issues can be overcome to the satisfaction of the Highways Agency this site is considered to be developable.
The site is therefore considered developable, subject to consideration in the planning process of a satisfactory access being achieved and retention of the existing hedgerows and trees.

Site Address:
The Hill, Cromford
Site Area (Ha): 1.1
Housing Capacity:

SHLAA Reference:
SHLAA220e
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has commented that there is potential noise and nuisance problems from industrial estate/quarry and possible contamination/Radon on site.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
RED - The Environment Agency has advised that the site is situated in flood zone 1. The site is situated on an area designated as Source Protection Zone 1 and Primary and Secondary Aquifers, and
care should be taken to avoid the potential for pollution of the groundwater resource. The proposed allocation appears to be over 150m away from the nearest mains connection. A development of
this size should be connected to the mains drainage as opposed to using a non mains option. The developer and the LPA should ensure connection to the mains sewer is acceptable before allocating
this site.
Landscape Comments
RED - The County Council Landscape Officer has assessed the development of the site as Major impact on the landscape. Pastoral field enclosed by dry stone walls with scattered trees consistent
with the character of the wider landscape. Visually prominent frontage with Cromford Hill along eastern boundary with track (Dark Lane) running along north-west boundary. Potential adverse impact

on key landscape characteristics and sensitivities associated with the site including its location within the WHS buffer zone. Potential to impact on local and wider views and very poorly relates to
existing nucleated settlement pattern.
RED - DL&P Consultants conclude that the site relates poorly to existing settlements lying between Wirksworth and Cromford and would appear as an isolated stand alone development. The site
contributes to a rural setting and gap between settlements and development would be detrimental to separation between Cromford and Wirksworth. Whilst it is a small part of a wide panorama in long
views from Black Rocks new development in conjunction with the existing industrial development would urbanise the foreground to some degree from this sensitive site within the DVMWHS Buffer
Zone.
Historic Environment Comments
AMBER - The County Council Archaeologist has advised that consideration needs to be given to the views across the World Heritage Site gateway location.
RED - The Conservation Officer has advised that the site forms part of the open land on both sides of the road when leaving Steeple Grange and travelling north to Cromford. This land, and associated
open land, forms a gently sloping plateau, sparsely inhabited and providing a rural context prior to approaching Cromford itself. This is an important and intrinsic character of the setting of the
Conservation Area, the World Heritage Site and its Buffer Zone. In this regard, development of this site is likely to result in harmful impact to/on the significance/setting of heritage assets and the
contribution of this site to its wider context. (CA, WHS and village). The site has been put forward for ‘employment’ use. It has to be assumed, therefore, that should development take place that
development would be similar in type, scale & form to that already on the site to its immediate south. Significant land form re-modelling may be required.
Development is likely to result in harmful impact to/on the significance/setting of the heritage assets and to the contribution of this part of the site to its wider context.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that development of the site would have a very high impact upon biodiversity and local wildlife. The site includes part of a Local Wildlife Site and would
affect Habitats of Principal Importance including Calaminarian Grassland and Lowland Calcareous Grassland as well as semi-improved species rich neutral grassland. Some of the habitats likely to
be impacted are essentially irreplaceable and represent an unacceptable loss. If the habitats were destroyed, it would require agreement on a bespoke compensation scheme. The habitats are also
within a designated Local Wildlife Site. The larger field to the north may also meet guidelines for Lowland Meadow or at least more species rich neutral grassland. This would require a like for like or
better off-site compensation. Achieving a net gain at this site would not be possible if there is a loss of Calaminarian Grassland.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority has advised that a suitable access could be possible, dependant on achieving appropriate emerging and forward visibility splays. Detailed designs for access(es)
required to ensure safe minimum criteria can be achieved.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Officer observed that site is within 5-10 minutes walk of bus stop.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - 10- 20 minutes walk (approx. 1300m to Cromford Local Centre and 1800m to Wirksworth Town Centre).
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that the site is remote from existing built/residential environment with no direct pedestrian access to existing footway network, bus stops or local amenities
and facilities on the development site side of The Hill. Detailed designs for access(es) required to ensure safe minimum criteria can be achieved.

Derbyshire Education Authority Comments
GREEN
Cromford Primary School
The Derbyshire Education Authority advise that based on current projections at Cromford Primary School a contribution to primary education is not likely to be required.
Anthony Gell School
The Authority advise that it is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth without expansion of
the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473) and the site at
Middleton Road (269) which will definitely require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely to require
requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those significant
numbers.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
RED - Severn Trent has advised that the site is within a Source Protection Zone 1. They are opposed to development and note that Active groundwater abstraction boreholes are located within the
development site area, therefore there is a significant risk posed to water quality. Severn Trent adopts a strict "no development" policy within SPZ1 areas (i.e. land within an SPZ1 owned by Severn
Trent is subject to strict control measures on land use. Severn Trent also holds the right to refuse to sell this land). We strognly advise that the Council considers the adoption of similar principals for
this site in the areas overlying the borehole locations and SPZ1 e.g. the restriction of these areas to green parks, etc.). We advise that these limitations are extended to the SPZ2 areas as well.
However, if this is not possible, then we strongly advise that developers are required to adopt suitable control measures and best industry practices when locating and designing SUDS in the SPZ2
areas. A suitable train of treatment should be implemented where infiltration SUDS are designed in SPZ2. We recommend that a Hydrogeological Impact Assessment (HIA) is prepared by the
developers to explore and assess the effects of the development on groundwater resources.
GREEN - Severn Trent has advised that the potential impact upon sewerage infrastructure is low (subject to hydraulic capacity checks).
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low ( assuming use of SUDS).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
The Economic Development Manager has advised that the site lies adjacent to established industrial location and previously subject of outline planning application. Support is given in principle by
Economic Development service. Opportunities to access the site from the south through the existing employment land should be considered.

Conclusions
This is a greenfield site located off Porter Lane, and is adjacent to a small commercial site to the south, set between the settlements of Cromford and Wirksworth. Open Countryside sits to the north,
east and west of the site. The site is within the Derwent Valley Mills World Heritage Site Buffer Zone. It is a pastoral field enclosed by dry stone walls with scattered trees consistent with the character
of the wider landscape. The site has a visually prominent frontage with Cromford Hill along the eastern boundary with a track (Dark Lane) running along north-west boundary. The site is currently
allocated for employment under Policy EC2(g) in the Derbyshire Dales Adopted Local Plan (2017). There is an outline planning application (19/00102/OUT) currently pending on the site too, which
has not been determined yet due to outstanding issues.
The Environment Agency has advised that the site is situated in flood zone 1. The site is situated on an area designated as Source Protection Zone 1 and Primary and Secondary Aquifers, and care
should be taken to avoid the potential for pollution of the groundwater resource. The proposed allocation appears to be over 150m away from the nearest mains connection. A development of this size
should be connected to the mains drainage as opposed to using a non mains option. The developer and the LPA should ensure connection to the mains sewer is acceptable before allocating this site.
The site in landscape terms the site relates poorly to existing settlements lying between Wirksworth and Cromford and would appear as an isolated stand alone development. The site contributes to
a rural setting and gap between settlements and development would be detrimental to separation between Cromford and Wirksworth.
The Conservation Officer has advised that the site forms part of the open land on both sides of the road when leaving Steeple Grange and travelling north to Cromford. This land, and associated open
land, forms a gently sloping plateau, sparsely inhabited and providing a rural context prior to approaching Cromford itself. This is an important and intrinsic character of the setting of the Conservation
Area, the World Heritage Site and its Buffer Zone. In this regard, development of this site is likely to result in harmful impact to/on the significance/setting of heritage assets
Severn Trent has advised that the site is within a Source Protection Zone 1. They are opposed to development and note that Active groundwater abstraction boreholes are located within the
development site area, therefore there is a significant risk posed to water quality.
Furthermore Derbyshire Wildlife Trust has advised that development of the site would have a very high impact upon biodiversity and local wildlife. The site includes part of a Local Wildlife Site and
would affect Habitats of Principal Importance including Calaminarian Grassland and Lowland Calcareous Grassland as well as semi-improved species rich neutral grassland.
On the basis of the extensive constraints identified it is considered that this site is not developable.

Site Address:
Land East Of Old Hackney Lane Hackney Derbyshire
Site Area (Ha): 0.89
Housing Capacity: 27

SHLAA Reference:
SHLAA172
Employment Land Site (Ha):

Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, however they noted possible high lead levels/radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, one watercourse to the east of the site and no flood records
nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. All developments should connect to the existing foul mains drainage
network. Development will need to ensure that there is available capacity within the receiving sewerage network and sewage treatment works. Developers and the LPA should confirm available
capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of watercourses in the Borough. A deterioration may result from additional
discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate of flow as a consequence of urbanisation or increased surface runoff.
These sites are situated in flood zone 1 and any surface water comments should now be directed to the lead local flood authority as the statutory body for surface water:

Landscape Comments
RED - The County Council Landscape Officer advises that the development of the site will have a major impact upon landscape sensitivity. Visually prominent land owing to sloping nature of the land
visible from Hackney Lane, Hackney Road, and nearby residential areas. Potential adverse impact on key landscape characteristics including the coalescence of existing settlement areas along the
Derwent Valley. Potential to impact adversely on local and wider views particularly when considered alongside other proposed allocations within the locality - SHLAA292, SHLAA791 & SHLAA475
RED - DL&P Consultants conclude that the potential for visual impacts of any development on distant views are lessened by the site only occupying the lower field and the site being behind existing
adjacent development and tree cover for views from the west. Development would potentially have a significant adverse effect on visual amenity for local residents and users of Old Hackney Lane.
There would be some erosion of the green space that provides separation between existing settlements which would become significant in conjunction with potential development of other nearby sites
under consideration as allocations.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted no known issues.
GREEN - The Conservation Officer advises that development is likely to result in no impact to/on the significance/setting of the heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that development of the site would have a low impact on biodiversity and local wildlife. We are not aware of any features of high nature conservation
value at this site. The primary habitat is thought to be grassland and the site appears to have been in agricultural use. Achieving a net gain should be possible on site provided sufficient space is set
aside of habitat creation/enhancement.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority has assessed the site and conclude that a suitable access can be achieved from the site, based on the available frontage indicated for this site it is considered an
access could be provided with acceptable visibility sightlines in each direction, although the access would need to be relocated towards the north western site boundary. The site could also be
developed in conjunction with neighboring SHLAA sites to improve access arrangements.
The Highways Authority has commented that Old Hackney Lane has restricted geometry in parts and the junction with the A6 is limited – the route is likely to be sensitive to increases in vehicular
traffic. Part of the site sits at a higher level than the adjoining public highway and the land itself rises at an appreciate gradient. Relocating the access to achieve acceptable visibility sightlines is likely
to require significant engineering works to re-profile the site levels.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority has commented that the site is on the edge of existing small residential area – no nearby residential facilities. Intermittent and limited width footways. Not on bus
route – bus stops on A6 likely to be within upper walking threshold, however, crossing the busy A6 is likely to be a barrier for pedestrians. Pedestrian crossing facilities may need to be installed to
assist crossing manoeuvres across the A6 to access northbound bus services.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority has commented that the site is on the edge of existing small residential area – no nearby residential facilities. Intermittent and limited width footways.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority has advised that possible improvements to existing pedestrian infrastructure and crossing facilities to improve facilities for non-car based travellers.

Derbyshire Education Authority Comments
AMBER
Darley Dale Primary School
The Derbyshire Education Authority has advised that a contribution to expansion of Darley Dale Primary School may be required whenever the scheme comes forward, subject to establishing that
expansion would be feasible.
Highfields School
Derbyshire Education Authority advise that in terms of secondary school provision, Highfields School is currently projected to be over capacity in 5 years, due to current housing development. It
should also be noted that the academy have re-assessed their accommodation and may reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan agreed
with the Multi Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around
two thirds of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and
around Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the potential impact of sewerage infrastructure is low - (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is Low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a greenfield site and consists of an 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. The site slopes up to the North East from Old Hackney Lane.
The proposed site forms part of Local Plan allocation Policy HC2 (i) which is allocated for 57 dwellings. The SHLAA submission proposes 18 market houses. The proportion of the allocated site would
indicate that there is capacity for a higher number of units. The previous Local Plan process indicated that 27 dwellings would be acceptable on the land.

The Highways Authority have raised no objections to development of the site subject to visibility splays being achieved and impact study of the A6/Hackney Lane junction. It has noted that the site is
on the edge of existing small residential area with no nearby residential facilities. Intermittent and limited width footways. Whereas it is not on a bus route there are bus stops on A6 that are likely to
be within upper walking threshold, however, crossing the busy A6 is likely to be a barrier for pedestrians. Pedestrian crossing facilities may need to be installed to assist crossing manoeuvres across
the A6 to access northbound bus services.
Derbyshire Wildlife Trust has advised that development of the site would have a low impact on biodiversity and local wildlife.
There are significant landscape concerns raised regarding the visual prominence of the development and the loss of open pasture land. The area forms a sensitive section of open land that maintains
the distinction between the settlements of Matlock, Hackney and Darley Dale, it is considered that development would potentially have a significant adverse effect on visual amenity for local residents
and users of Old Hackney Lane.
The development of this site is considered acceptable in principle as it is adjacent to existing residential development. It was challenged and debated at length through the previous Local Plan
Examination and the Inspector accepted inclusion in Housing Allocation Policy HC2. No new or contrary evidence has been provided since the previous assessment through the SHLAA process.
In conclusion, there have not been any material change in circumstances since the allocation in the Local Plan and therefore the site is considered to be developable.

Site Address:
Land South West Of Normanhurst Park Darley Dale Derbyshire
Site Area (Ha): 1.68
Housing Capacity: 20

SHLAA Reference:
SHLAA180
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health have raised no objections, however they noted possible contaminated land /Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, no watercourse and zero flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
GREEN - The Environment Agency has commented that all developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity
within the receiving sewerage network and sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and
growth must not impact upon the quality of watercourses in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage
network or changes in quality, quantity or rate of flow as a consequence of urbanisation or increased surface runoff.
These sites are situated in flood zone 1 and any surface water comments should now be directed to the lead local flood authority as the statutory body for surface water:
The Environment Agency has commented that this site is situated in flood zone 1 and any surface water comments should now be directed to the lead local flood authority as the statutory body for
surface water:

Landscape Comments
GREEN - The County Council Landscape Officer has assessed the development of the site to have minor impact upon landscape sensitivity. The site is visually contained by the existing development
of Normanhurst Park and surrounding boundary trees, although there is potential to visually impact on the meadows to the River Derwent. Although the development poorly relates to existing settlement
patterns and potentially impacts on the connectivity of greenspaces along the A6 corridor and landscape character, provided protected trees are retained the proposed development would have limited
visual impact.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN - The Conservation Officer has advised that the site formed part of historic emparkment, primarily a landscape consideration. Within the surrounding area there are a number of non-designated
heritage assets. There is potential impact on the non-designated heritage asset. Development is likely to result in minimal impact on / to the significance / setting of the non-designated heritage asset.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that the development of the site would have a moderate to high impact on biodiversity and local wildlife. The site is thought likely to support a mix of
tall herb and rough grassland of indeterminate conservation value. It could potentially include one or more Habitats of Principal Importance (rush-pasture or lowland fen). Unknown due to lack of up
to date data on the habitat types present. It is a sensitive location close to the floodplain and the site may be important locally in helping to maintain wetland biodiversity in the wider river floodplain
and corridor.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority has advised that a satisfactory access can be achieved, it would appear a circa 9.5m wide corridor has been protected (potentially an easement corridor for the
surface water sewer system), which is likely be sufficient to accommodate an adoptable estate street extension to Normanhurst Park, to serve further development.
In addition, no negative impact on the highway network, based on proposed scale of development.
Derbyshire Highways Authority Comments - Public Transport
GREEN - The Highways Authority has commented that the site is near existing residential estate street with footways and street lighting. There are bus stops on A6 within reasonable walking
thresholds.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority has commented that it is isolated from residential facilities. Bus stops on A6 within reasonable walking thresholds.
Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN - The Highways Authority has commented that it is located near existing residential estate street with footways and street lighting. May need to provide some measures to assist pedestrians
crossing the A6, in order to access southbound bus stops.
Derbyshire Education Authority Comments
AMBER
Darley Dale Primary School
The Derbyshire Education Authority has advised that depending on timing of the site coming forward in relation to other developments, a contribution to expansion of Darley Dale Primary School is
likely to be required.

Highfields School
Derbyshire Education Authority advises that In terms of secondary school provision, Highfields School is currently projected to be over capacity in 5 years, due to current housing development. It
should also be noted that the academy have re-assessed their accommodation and may reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan agreed
with the Multi Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around
two thirds of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and
around Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
GREEN - Severn Trent has advised that potential impact on sewerage infrastructure is low (subject to hydraulic capacity checks and when considered in isolation from upstream proposed sites).
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is an area of greenfield grassland to the south western side of existing modern residential development and Shand House offices, off the A6 in Darley Dale, adjacent to existing development. The
site is used for open pasture with some informal recreation use by neighbouring residents. The site has a low lying position within the valley and is well contained on three sides.
There are no issues with regards to flooding on this site. There is no impact upon landscape character, as a small well contained site screened from the wider surroundings, there is capacity for
development.
There is likely to be very limited impact upon heritage assets and biodiversity.
A safe and secure access to the site can be achieved with limited impact on the surrounding highway network (subject to the scale of development). The site is in close proximity to public transport
with reasonable access to services and facilities.
The site is currently allocated in the Local Plan Policy HC2 (l) for 20 units. The site submitted had a slightly amended boundary, the excluded area belonging to DCC. DCC have since confirmed by
email that they would like the excluded area included in any Local Plan allocation.
The site was previously allocated for housing development in the Local Plan there are no material changes in circumstances or new constraints raised, therefore the site is considered to be developable.

Site Address:
Stancliffe Quarry,
Dale Road North,
Darley Dale,
Matlock
Site Area (Ha): 10.84
Housing Capacity: 100

SHLAA Reference:
SHLAA281

Employment Land Site (Ha):

Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections possible contaminated land /radon/nuisance from industry.
Derbyshire County Council Minerals & Waste Comments
AMBER: The County Council Minerals Officer has commented that the situation regarding Stancliffe Quarry is complex. The quarry does have a valid permission, which is subject to updated working
scheme and conditions approved under an Initial Review of Mineral Planning Permission (ROMP) in 1998. Theoretically, therefore, the site remains workable and there are workable reserves left on
site. Due to land instability issues affecting the north east face of the quarry and the area where the remaining permitted workable reserves are located and the lack of access into/from the site, it is
unlikely that the site could be worked under the current mineral permission again. The works required to make the slipped face safe would effectively cover the entire area where mineral is permitted
to be extracted, making future winning and working of minerals unviable.
There are currently have two planning permissions on our books (CM3/0918/48 and CM3/0918/49) for the creation of a new quarry access and a s.73 to allow use of that new access under the terms
of the existing permission. These are currently held in abeyance whilst the current landowner continues their ongoing dialogue with DDDC regarding the redevelopment of the site. As far as I am
aware these are still taking place. the landowner has done a lot of work in respect of site remediation to enable the residential development to go ahead.

It is the resource rather than the specific quarry that is safeguarded. All resources of Carboniferous Limestone are safeguarded in the adopted Minerals Local Plan. This means that we require to be
consulted on certain planning applications for non-mineral development within these areas to ensure that the presence of the mineral is taken into account in the consideration of the planning application
and we may advise that the application is refused if it would lead to the sterilisation of the valuable mineral. The emerging MLP will continue to safeguard all Carboniferous Limestone and it will also
safeguard the sandstone resource, which covers Stancliffe Quarry.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains two large areas of surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has assessed the site as low impact. The site is situated in flood zone 1. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential
for pollution of the groundwater resource.
All developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage network and sewage
treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of watercourses
in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate of flow as a
consequence of urbanisation or increased surface runoff.
Landscape Comments
AMBER - The County Council Landscape Officer has assessed the site to have a moderate impact upon landscape sensitivity. The site is visually contained by existing quarry waste tips now colonised
by self set woodland along the A6 corridor to the south west and the quarry faces to the north-east. The site boundary includes large areas of protected woodland that visually screens the site in close
and wider views including elevated viewpoints within the National Park. Boundary wall is a listed structure so site allocation should exclude all land that impacts on these particular landscape constraints.
Historic Environment Comments
AMBER -The County Council Archaeologist has assessed the site as medium impact - Designed landscape associated with Sir Joseph Whitworth, including Grade II Listed Stancliffe Hall, Grade II
Listed boundary walls along the Dale Road North frontage, and an ornamental well/trough ‘Cawdor Well’ incorporated into the boundary wall and therefore also Grade II Listed. Quarry floor (only) may
be developable, and then only with strong policy to safeguard historic landscape and settings.
RED - The Conservation Officer has advised that as a result of the altered character of this space (i.e. extensive quarrying and the creation of a large sunken space) the impact of development within
the quarry site itself may not be adversely harmful to the setting of Stancliffe Hall and its associated estate. Development of the remaining part of the site is likely to result in a harmful impact on the
identified significance of this land and its relationship to Stancliffe Hall. Any potential access into the site is likely to have an impact on the significance of the designated heritage asset (i.e. the listed
wall). Development is likely to result in harmful impact on the significance and setting of that part of the site beyond the former quarry. Development is likely to result in minimal impact on the
significance / setting of the former quarry site and its relationship to Stancliffe Hall (approval for access through the listed wall, has previously been approved).
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that the potential impact on biodiversity and local wildlife is high. Most of the site supports broad-leaved mixed woodland and any development is likely to
result in the loss of woodland and possibly small area of open mosaic or ruderal habitat. There are also protected species present. Small-scale development may be feasible, but any large development
at this location will have impacts significant impacts on biodiversity. Any significant loss of woodland priority habitat will generate a significant requirement for mitigation/compensation and almost
certainly, some or all of this would have to be off-site. Achieving this will be difficult.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority has commented that acceptable access arrangements from the A6 have however been previously approved as part of the planning consent issued for a hotel and
holiday accommodation on this site – application reference 08/00311/FUL refers. However, certain concessions were made regarding access gradients, given the internal estate streets would remain
private – for residential environments and the increased pedestrian and vehicular movements that this may generate, estate street gradients would need to be reduced. The approved access

arrangements required the A6 to be widened slightly and the ‘listed’ wall to be taken down and realigned to provide acceptable visibility sightlines. Any proposed access to serve the residential
development should be based on the already approved location and details.
There has been a planning application submitted for residential use on the site, under application reference 15/00640/OUT (for up to 60 No dwellings). Whilst the principle is likely to be acceptable
further details were required to be submitted to support the application before informed highway comments could be provided. The application has been refused.
RED - regarding a satisfactory access via Sir Joseph’s Lane the Highways Authority has commented that it cannot be achieved, the site is not shown to provide a vehicular link to Sir Joseph’s Lane,
as drawn (this small cu-de-sac has limited geometry and would be unlikely to support the significant increases of residential traffic - vehicular and pedestrian - that the site could generate, in the event
a controlled link was ultimately available).
GREEN - In terms of impact on the highway network access via the A6 whilst the alternative residential use is likely to increase traffic generation over the consented tourist accommodation, it is
unlikely the potential ‘up-lift’ in traffic would be a material highway consideration, based on the volume of traffic already on the network at this location.
RED - Access via Sir Joseph’s Lane has limited geometry and access point to Sir Joseph’s Lane and therefore would negatively impact on the highway network.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority has commented that it is a relatively remote site on the edge of existing residential areas. Bus route on A6, however, bus stops are not really convenient to the site
– whilst an additional southbound stop on the site frontage could be investigated, there are no adequate pedestrian facilities that could accommodate a northbound bus stop, convenient to the site
access.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority has commented that there are very limited nearby essential residential facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority has commented that it is a relatively remote site on the edge of existing residential areas. Bus route on A6, however, bus stops are not really convenient to the site
– whilst an additional southbound stop on the site frontage could be investigated, there are no adequate pedestrian facilities that could accommodate a northbound bus stop, convenient to the site
access.
Derbyshire Education Authority Comments
AMBER
Darley Dale Primary School
Derbyshire Education Authority has advised that a contribution to expansion of Darley Dale Primary School almost certain to be required whenever the development comes forward, subject to
establishing that expansion would be feasible.
Highfields School
The Derbyshire Education Authority advises that In terms of secondary school provision, Highfields School is currently projected to be over capacity in 5 years, due to current housing development.
It should also be noted that the academy have re-assessed their accommodation and may reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan
agreed with the Multi Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent
around two thirds of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in
and around Matlock. Note that this comment also stands for the additional sites - 224 and 435.

Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
RED - Severn Trent has advised that the potential impact on sewerage infrastructure is high due to development size, previous hydraulic issues and impact on SPS.
AMBER - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is medium.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This proposed site is a former quarry and surrounding woodland abutting the A6 between Darley Dale and Northwood. The quarry is contained within an area which was formerly part of the grounds
of Stancliffe Hall (Grade II Listed) which is located just to the north east. Site contains a considerable area of protected woodland covered by group TPOs. Levels within the site vary considerably, with
the quarry floor also including large piles of dimension stone and individual rocks.
Derbyshire Wildlife Trust have advised that the potential impact on biodiversity and local wildlife is high, stating that most of the site supports broad-leaved mixed woodland and any development is
likely to result in the loss of woodland and possibly small area of open mosaic or ruderal habitat. DWT consider that small-scale development may be feasible, but any large development at this
location will have impacts significant impacts on biodiversity. Any significant loss of woodland priority habitat will generate a significant requirement for mitigation/compensation and almost certainly,
some or all of this would have to be off-site.
Conservation Officer comments indicate that development within the quarry site itself may not lead to harmful impacts on the historic setting of Stancliffe Hall, however development of the remaining
part of the site is likely to result in harmful impacts on the identified significance of this land and its relationship to Stancliffe Hall.
Highway Authority comments state a satisfactory access to serve development can be achieved from the A6, with the relocation of part of the Listed wall.
Seven Trent have indicated that the development would have significant impact on the sewage infrastructure.
In terms of minerals the quarry does have a valid permission, which is subject to updated working scheme and conditions approved under an Initial Review of Mineral Planning Permission (ROMP) in
1998. Theoretically, therefore, the site remains workable and there are workable reserves left on site. Due to land instability issues affecting the north east face of the quarry and the area where the
remaining permitted workable reserves are located and the lack of access into/from the site, it is unlikely that the site could be worked under the current mineral permission again. The current planing
applications are held in abeyance pending discussions between the developer and DDDC. The emerging Minerals Local Plan will continue to safeguard all Carboniferous Limestone and it will also
safeguard the sandstone resource, which covers Stancliffe Quarry.
The site is allocated for housing in the Local Plan, Policy HC2 (m) for 100 dwellings.

In conclusion, there are a number of issues that need to be overcome including; biodiversity mitigation measures, potentially safeguarded sandstone resource in the Minerals Local Plan, constrained
development to the quarry floor, relocation of the wall bounded to the A6 in order to achieve access, investigation of existing contamination and the potential impact on the sewerage network. However,
the circumstances have not materially changed since the allocation in the current Local Plan and therefore the site is considered developable.

Site Address:
Oakstone Farm, Hackney Lane, Matlock
Site Area (Ha): 1.54
Housing Capacity:

SHLAA Reference:
SHLAA292
Employment Land Site (Ha):

HI.AA292

Oak5tone Fllrrn. Hadcney Lane, Matlod<

Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, however noting possible high lead levels/Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, one watercourse to the west and no flood records nearby the
site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has advised that the site is situated in flood zone 1. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the
groundwater resource. All developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage
network and sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the
quality of watercourses in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity
or rate of flow as a consequence of urbanisation or increased surface runoff.

Landscape Comments
RED - The County Council Landscape Officer has assessed the development of the site as having major impact upon landscape sensitivity. Visually prominent land owing to sloping nature of the land
visible from Hackney Lane, Hackney Road, nearby residential areas and views in the wider landscape across the valley. Potential adverse impact on key landscape characteristics including the
coalescence of existing settlement areas along the Derwent Valley. Potential to impact adversely on local and wider views particularly when considered alongside other proposed allocations within
the locality - SHLAA172, SHLAA791 & SHLAA475
RED - DL&P Consultants conclude that development of the site would be likely to result in significant visual impacts by the erosion of an important green space and the separation of Darley Dale and
Matlock in wider views across the Derwent Valley, including key views from PDNP, particularly in conjunction with potential development of other nearby sites under consideration as allocations.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN - The Conservation Officer has advised that there are potential heritage assets which may be affected: Historic Environment Record – MDR10154 – Parish Boundary Stone; MDR22349 –
Plant Nursery (19thC); MDR22347 – Hackney Lane Farm (19th C). The identified heritage assets are within close proximity to the site. Development of the site is likely to result in minimal or no
impact(s) to/on the identified heritage assets. Development of the site is likely to result in minimal or no impact(s) to/on the heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that development of the site will have a low impact on biodiversity and wildlife . No known interest at this site. Primary habitat is grassland. Impacts on
protected species likely to be fairly low. Probably, provided the grassland is of low value. Nevertheless, it is a larger site so there will be a need to retain some habitat and probably provision of small
off-site scheme.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority has assessed the site and concluded that a suitable access could potentially be achieved, dependent on achieving appropriate emerging and forward visibility splays
on to old Hackney Lane – limited controlled frontage to highway and within the site which may restrict ability to form an access which meets design guidance depending on scale of development.
Additional land likely to be required to provide an access compliant with design guidance. Further assessment of the capacity of the junction with A6 Bakewell Road and Old Hackney Lane likely to
be required.
The Highways Authority has commented that no information is provided on the scale of development therefore it is difficult to comment on impact on the highway network; however, Old Hackney Lane
has restricted width for much of its length between its junction with A6 Bakewell Road and Smedley Street West with a number of acute bends throughout. Considering the remoteness of the site from
amenities there is likely to be a heavy reliance on private vehicles to access amenities and facilities.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority has commented that there is a bus route on A6, however, bus stops are not convenient to the site
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority has commented that the site is remote from amenities therefore there is likely to be a heavy reliance on private vehicles to access amenities and facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority has commented that it is a relatively remote site on the edge of existing residential areas. There are restricted width footways available predominantly on opposite
side of Old Hackney Lane. Very limited nearby essential residential facilities with heavy reliance on private vehicles to access services and amenities.

Derbyshire Education Authority Comments
AMBER
Darley Dale Primary School
The Derbyshire Education Authority has advised that depending on the timing of the site coming forward in relation to other developments, a contribution to expansion of Darley Dale Primary School
is likely to be required.
Highfields School
The Derbyshire Education Authority has advised that In terms of secondary school provision, Highfields School is currently projected to be over capacity in 5 years, due to current housing development.
It should also be noted that the academy have re-assessed their accommodation and may reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan
agreed with the Multi Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent
around two thirds of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in
and around Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
AMBER - Severn Trent has advised that the potential impact on sewerage infrastructure is medium due to development size.
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is Low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site is agricultural land bounded by stone walls with a significant slope, rising to the North East, adjacent to Old Hackney Lane.
The settlement pattern is characterised by fragmented blocks of development interspersed with substantial areas of agricultural land/ open countryside. The site forms part of a “green finger” of land
comprising a mix of agricultural fields, nursery developments and woodland that extends eastward across – and largely occupies – the slope, between development on Hackney Road and Hackney
Lane. This is a feature which characterises the landscape and settlement pattern of this area on the north eastern edge of Matlock where development has started to break up on the urban/ rural
fringe.

Landscape comments received indicate that development on this site would have a significant impact upon the open nature of the landscape, resulting in loss of pastoral fields and low stone walls.
In particular the contribution of the open nature of the site to the separation of development along Old Hackney Lane is noted, any development would contribute to the erosion of this green space
and has the potential to give rise to a significant adverse effect on the visual separation of Darley Dale and Matlock in local and in wider views across the Derwent Valley.
The Highways Authority have commented that access can be achieved to the site however an additional study of the impact on the A6/Old Hackney Lane junction would be required. The Highways
Authority has commented that the site is remote from amenities therefore there is likely to be a heavy reliance on private vehicles to access amenities and facilities.
There are no significant biodiversity or local wildlife constraints.
The site is situated beyond the current Settlement Development Boundary for Matlock, albeit adjacent to Housing Allocation HC2(i).
In conclusion; this site plays an important role in maintain a degree of separation of Matlock settlement, Hackney and Darley Dale. The visual impact on the landscape resulting from development is
noted as significant. The site is therefore not considered developable because of the impact of development on the open nature of the the landscape resulting in an adverse impact on the separation
of development along Old Hackney Lane.

Site Address:
Old Hackney Lane
Site Area (Ha): 2.9
Housing Capacity:

SHLAA Reference:
SHLAA475
Employment Land Site (Ha):

Ole Had,rey Lane

Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, noting possible high lead levels/radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, one watercourse to the south of the site and no flood records
nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraints. The site is are situated in flood zone 1 , the site is situated on a Secondary
Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. All developments should connect to the existing foul mains drainage network. Development will need
to ensure that there is available capacity within the receiving sewerage network and sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water
before allocating sites. Development and growth must not impact upon the quality of watercourses in the Borough. A deterioration may result from additional discharges from sewage treatment works
and/or overflows from the sewerage network or changes in quality, quantity or rate of flow as a consequence of urbanisation or increased surface runoff.

Landscape Comments
RED - The County Council Landscape Officer has assessed the development of the site to have major impact upon landscape sensitivity. Visually prominent land owing to sloping nature of the land
visible from Hackney Lane, Hackney Road, nearby residential areas and views in the wider landscape across the valley. Potential adverse impact on key landscape characteristics including the
coalescence of existing settlement areas along the Derwent Valley. Potential to impact adversely on local and wider views particularly when considered alongside other proposed allocations within
the locality - SHLAA172, SHLAA292 & SHLAA791
RED - DL&P Consultants conclude that development of the site has the potential to result in significant visual impacts by the erosion of an important green space and the separation of Darley Dale
and Matlock in wider views across the Derwent Valley, including key views from PDNP, particularly in conjunction with potential development of other nearby sites under consideration as allocations.
Historic Environment Comments
AMBER: The County Council Archaeologist has assessed the site to have archaeological potential due to nearby record of enclosure on aerial photos.
GREEN - The Conservation Officer has assessed the site to be a greenfield site in valley slope location. Record of cropmark enclosure just to west (HER 9825) may suggest prehistoric potential.
Recommend archaeological evaluation as part of planning process.
Development is likely to result in minimal/no impact to/on the significance / setting of the heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that development of the site would have a low impact on biodiversity and local wildlife. The site is not known to support any habitats of high nature
conservation value. The habitat present appears to be modified grassland or possibly other neutral grassland. Impacts on protected species are likely to be low.It should be possible to achieve a net
gain for biodiversity on-site via habitat creation. If the grassland habitat present is slightly more diverse then there could be a need for a small off-site scheme.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority has assessed the site and concluded that a suitable access can be achieved form the site, dependent on achieving appropriate emerging and forward visibility splays
with controlled land. Site levels need further investigation. The Highways Authority has commented that Old Hackney Lane has restricted geometry in parts and the junction with the A6 is limited – the
route is likely to be sensitive to increases in vehicular traffic. There is possibly an issue with gradients as most of the site sits at a higher level than the adjoining public highway and the land itself rises
at an appreciate gradient.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority has commented that the site is not on bus route, the bus stops on A6 likely to be within upper walking threshold, however, crossing the busy A6 is likely to be a
barrier for pedestrians. Pedestrian crossing facilities may need to be installed to assist crossing manoeuvres.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority has commented that the site is located on the edge of a existing small residential area with no nearby residential facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority has commented that pedestrian crossing facilities may need to be installed to assist crossing manoeuvres across the A6 to access northbound bus services. May
need to provide some measures to assist pedestrians crossing the A6, in order to access southbound bus stops.

Derbyshire Education Authority Comments
AMBER
All Saints Junior School
Derbyshire Education Authority has advised that dependant on the timing of this site coming forward in relation to other developments, a contribution for expansion is not likely to be required at All
Saints Infant school but may be at All Saints Junior school.
Highfields School
Derbyshire Education Authority has also advised that Highfields Secondary School is currently projected to be over capacity in 5 years, due to current housing development. They state It should also
be noted that the academy have re-assessed their accommodation and may reduce their capacity. They conclude that the feasibility to expand the school will need to be explored by DCC and a plan
agreed with the Multi Academy Trust.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
RED - Severn Trent have advised that the potential impact on sewerage infrastructure is high, due to development size and potential impact on treatment works.
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs)
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None.
Other Material Policy Considerations
None

Conclusions
This is a greenfield site, located on the north western edge of Matlock between Hackney Road and Old Hackney Lane to the back and either side of properties at Winton and The Firs. The site
comprises steeply sloping ground. Two agricultural fields of pasture divided by a dry stone wall. The southern boundary with Old Hackney Lane is defined by a stone wall, woodland and the grounds
of two detached properties.
The settlement pattern is characterised by fragmented blocks of development interspersed with substantial areas of agricultural land/ open countryside. The site forms part of a “green finger” of land
comprising a mix of agricultural fields, nursery developments and woodland that extends eastward across – and largely occupies – the slope, between development on Hackney Road and Hackney
Lane. This is a feature which characterises the landscape and settlement pattern of this area on the north eastern edge of Matlock where development has started to break up on the urban/ rural
fringe. Development of the site would have an significant adverse impact upon the local character of the area which cannot be mitigated against.

The site is adjacent to the Settlement Development Boundary of Matlock, albeit on the opposite site of Old Hackney Lane. It does not form a natural extension of the Settlement Development Boundary
as if developed it would be bounded by open pasture land to the East and West.
There are moderate highways constraints raised by the Highways Authority, whereas access can be achieved, levels and the junction with the A6 would need further consideration.
Development of the site would have a low impact on biodiversity and local wildlife.
Landscape sensitivity to housing is high. The site is considered to have potential adverse impact on landscape character with loss of agricultural fields and key features at risk. In addition there is
potential adverse impact on visual amenity with adverse effects on local views from the north, long views from the south west and the Peak District National Park.
The site is therefore not considered developable because of the impact of development on landscape character, visual amenity and settlement pattern.

Site Address:
Hackney Lane Cottages
Old Hackney Lane
Matlock
Derbyshire
Site Area (Ha): 0.22
Housing Capacity: 3

SHLAA Reference:
SHLAA778

Employment Land Site (Ha):

Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections possible high lead levels/radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, one watercourse to the west and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk and has the following constraint; it is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. The Environment Agency has assessed the site to have low impact.
The site is situated within floodzone 1 and is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. All developments should
connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage network and sewage treatment works. Developers
and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of watercourses in the Borough. A

deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate of flow as a consequence of
urbanisation or increased surface runoff. The LFLA report that there is one watercourse to the south of the site, but no areas of surface water on the site.
Landscape Comments
GREEN - The County Council Landscape Officer has assessed the development of the site to have a low impact upon landscape sensitivity. Visually the site is well contained by the cottages to the
north along Hakney Lane and surrounding vegetation to all boundaries. There may be some views from new properties on Hackney Grange. It is unclear how this site would be accessed and although
there would be significant vegetation loss as part of any development, in the wider landscape this would be perceived as infll development.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
AMBER - The Conservation Officer has assessed the site and identified the buildings fronting the site are historic buildings displaying various phases of development dating from the 18th & 19th
centuries. The cottages are some of the oldest buildings on the (former) ‘turnpike’ road and may be deemed non-designated heritage assets. He concludes that the development of the site may result
in harmful impact(s) to/on the significance/setting of the identified heritage assets.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust have advised that development of the site would have a high impact upon biodiversity and local wildlife. The site is not known to support any habitats of high nature
conservation value. However, aerial imagery indicates that part of the site is wooded and/or that there are trees and shrubs present. These may be part of a garden. The site is also adjacent to a small
stream. Impacts on protected species are likely to be negligible/low. Tree loss needs to be avoided/minimised and if this is possible then it should be possible to achieve a net gain for biodiversity onsite via habitat creation and enhancements. If not a small off-site compensation scheme could be required.
Derbyshire Highways Authority Comments – Access
RED - The Highways Authority has commented that in order to achieve access all roadside development will need demolishing. In addition it will be dependent on achieving appropriate emerging and
forward visibility within controlled land.
AMBER - Old Hackney Lane has restricted geometry in parts and the junction with the A6 is limited – the route is likely to be sensitive to increases in vehicular traffic.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority has commented that the site is located on the edge of existing small residential area – no nearby residential facilities. Intermittent and limited width footways. Not on
bus route – bus stops likely to be at limits of walking threshold.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority has commented that the site is located on the edge of existing small residential area – no nearby residential facilities,
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority has commented that there are intermittent and limited width footways. The site is not on bus route – bus stops likely to be at limits of walking threshold.

Derbyshire Education Authority Comments
AMBER
All Saint's Infant and Junior Schools
Derbyshire Education Authority has advised that dependant on the timing of this small site coming forward in relation to other developments, a contribution for expansion is not likely to be required at
All Saints Infant school but may be at All Saints Junior school.
AMBER
Highfields School
Derbyshire Education Authority has also advised that Highfields Secondary School is currently projected to be over capacity in 5 years, due to current housing development. They state It should also
be noted that the academy have re-assessed their accommodation and may reduce their capacity. They conclude that the feasibility to expand the school will need to be explored by DCC and a plan
agreed with the Multi Academy Trust.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
GREEN - Severn Trent has advised that the site does not meet assessment threshold for individual site but consider localised cumulative impact on the sewerage infrastructure.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site comprises No. 1-3 Hackney Lane cottages and disused vacant garden land. Residential development lies to the west, and fields to east and south and single dwelling to the north of the site.
The site slopes from north east to south west.
The Derbyshire Landscape Officer has assessed the development of the site to have a low impact upon landscape sensitivity. This site comprises land to the rear of Hackney Lane Cottages, Old
Hackney Lane. Area appears to include part of the residential curtilage to these existing properties and areas of woodland.Visually the site is well contained by the cottages to the north along Hackney
Lane and surrounding vegetation to all boundaries. There may be some views from new properties on Hackney Grange.It is unclear how this site would be accessed and although there would be
significant vegetation loss as part of any development, in the wider landscape this would be perceived as infill development.

The Highways Authority have advised that currently no suitable access can be achieved from the site. However a suitable access could potentially be possible, if all the roadside development was to
be demolished, and dependant upon achieving appropriate emerging and forward visibility within controlled land. Old Hackney Lane has restricted geometry in parts and the junction with the A6 is
limited – the route is likely to be sensitive to increases in vehicular traffic. The agent has confirmed by telephone (10/01/2022) and email 11/01/2022 that access will be achieved via demolition of
existing properties, therefore suitable access can be achieved.
Derbyshire Wildlife Trust has indicated that the impact on biodiversity and wildlife is likely to be high. They state that the site is not known to support any habitats of high nature conservation value,
however, aerial imagery indicates that part of the site is wooded and/or that there are trees and shrubs present. These may be part of a garden. The site is also adjacent to a small stream. Impacts
on protected species are likely to be negligible/low. Tree loss needs to be avoided/minimised and if this is possible then it should be possible to achieve a net gain for biodiversity on-site via habitat
creation and enhancements. If not a small off-site compensation scheme could be required.
The site is therefore considered developable because of the low impact of development on landscape sensitivity, access can be achieved and further constraints concerning biodiversity and wildlife
can be mitigated through the planning process.

Site Address:
Station Road, Darley Dale
Site Area (Ha): 0.51
Housing Capacity:

SHLAA Reference:
SHLAA781
Employment Land Site (Ha):0.51

Sracon Roa<I. Dartey Dale
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections possible contaminated land /radon/nuisance from railway.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is within Flood Zones 2 & 3, contains surface water creating a combined area of surface water risk, no watercourses and no
flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has advised that the majority of this proposed allocation is situated in flood zones 2 and 3 generated from the River Derwent which is designated as a main river.
A proportion of the south western part of the site is located within functional floodplain (flood zone 3b) and therefore housing, which is classed as more vulnerable, is not appropriate in this area as
per the NPPF. No development should be allowed within the functional floodplain. With regard to the rest of the site, development should be kept out of the areas shown to be in areas of flood zone 2
and flood zone 3a. If this isn’t the case, the sequential test will need to be undertaken by the LPA to determine if development is acceptable at this location. If development is to be proposed on this
site a sequential approach to development should be undertaken to ensure the most vulnerable development is situated in areas of least flood risk. Any works to be carried out within 8m of a Main
River may require a permit from the Environment Agency. Access and egress to the site should be situated within flood zone 1. If access and egress is proposed through flood zone 2 and/or flood
zone 3 then the emergency planner should be consulted for their comments on the site.

Landscape Comments
GREEN - The County Council Landscape Officer has commented that development of the site would have a minor impact on the landscape. There is a visually prominent frontage with Station Road
and visible in wider views from the upper slopes of the Derwent Valley including viewpoints within the National Park. Overall the site would be viewed as an extension to the existing industrial use of
the neighbouring site and as such is less sensitive to some of the environmental constraints such as flood risk. Visual prominence could be overcome by a well designed frontage with Station Road
and the use of darker recessive materials.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
AMBER - The Conservation Officer has advised potential heritage assets which may be affected including Listed Building(s) – Darley Dale Station, Station Houses, Whitworth Institute (all grade II);
Registered Historic Park or Garden – Whitworth Park (grade II); Historic Environment Record – MDR11633 – Wirksworth Moor to Longstone Turnpike (early 18thC), MDR22312 – Outfarm, site of
(19th C); Other: OS Maps – open land in 1880 with a ‘well’ in the SW corner, land being used as a ‘Nursery’ in 1922 and being used as a ‘woodyard’ by the 1960s. In terms of significance the site is
in close proximity to the railway related listed building. The site is in close proximity to the Registered Historic Park/Garden. Development of the site may result in harmful impact(s) to/on the
significance/setting of the identified heritage assets. Development of the site may result in harmful impact(s) to/on the significance/setting of the designated heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that development of the site would have a low impact upon biodiversity and local wildlife. We are not aware of any features of high nature conservation
value at the site. There are some trees present and there could be sparsely vegetated areas of vegetation on site. There is a possibility of protected species including amphibians, breeding birds and
bats.It should be possible to achieve a net gain for biodiversity on-site via habitat creation and enhancements.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority advise that development is unlikely to have a severe impact in isolation;however, the junction of Station Road and A6 Dale Road North may be sensitive to increased
vehicle movements generated by development.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority advise that the site is on the edge of an existing small residential area – local amenities and residential facilities and bus services available within walking distance
using existing footway network. Improvements to footways/pedestrian crossing facilities likely required in proximity of site.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that the site is on the edge of an existing small residential area, local amenities and residential facilities are available within walking distance.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER- The Highways Authority advise that the site is on the edge of existing small residential area – local amenities and residential facilities and bus services available within walking distance using
existing footway network. Improvements to footways/pedestrian crossing facilities likely required in proximity of site.

Derbyshire Education Authority Comments
GREEN
Darley Churchtown Primary School
The Derbyshire Education Authority has advised that Darley Churchtown Primary is projected sufficient capacity at normal area school.
Highfields School
Derbyshire Education Authority has advised that in terms of secondary school provision, Highfields School is currently projected to be over capacity in 5 years, due to current housing development.
It should also be noted that the academy have re-assessed their accommodation and may reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan
agreed with the Multi Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent
around two thirds of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in
and around Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
GREEN - Severn Trent has noted that the site does not meet assessment threshold for individual site but consider localised cumulative impact on sewerage infrastructure.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None.
Other Material Policy Considerations
The Economic Development Manager has commented that the site is adjacent to established industrial location. Entrance created and adjacent land developed for warehousing. Commercial
development in this location considered appropriate subject to assessment

Conclusions
The site is previously developed land, bounded by the railway line to the north and Station Road to the North West. The site has been partially developed to the SE with parking and turning for large
vehicles tarmaced within the site. The proposed use is economic development.
The Highways Authority has assessed the site and concluded that a suitable access can be achieved from the site, dependent on achieving appropriate emerging visibility splays. Significant trees are
situated along the road side to Station Road.
The landscape comments received indicate that any potential visual prominence could be overcome by a well designed frontage with Station Road and the use of darker recessive materials. Overall
the site would be viewed as an extension to the existing industrial use of the neighbouring site and as such is less sensitive to some of the environmental constraints such as flood risk.

Derbyshire Wildlife Trust has advised that development of the site would have a low impact upon biodiversity and local wildlife.
The site is allocated in the current Local Plan Policy EC4 (g) Station Road/Old Road, Darley Dale as an employment site.
In conclusion there are no material changes in circumstances since the allocation in the Local Plan and the key issues remain the same, therefore it is considered that the site the site is developable.

Site Address:
Land adjacent Cavendish Cottage,
Derby Road,
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has recommended a noise assessment from the A50.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, one watercourses to the east and no flood records nearby the
site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. This site is situated in flood zone 1 and any surface water comments
should now be directed to the lead local flood authority as the statutory body for surface water.

Landscape Comments
GREEN - The County Council Landscape Officer has assessed this site as having a minor landscape impact and finds that this site has no significant landscape or visual amenity constraints. Generally
well contained by existing vegetation although forms a prominent frontage with Derby Road.
Historic Environment Comments
AMBER - The County Council Archaeologist has advised that there is a ridge and furrow on site, although appropriate development of the site could result in limited archaeological impact.
AMBER - The Conservation Officer advises that the ridge and furrow survive as substantial earthworks in places but are of medium significance. The Conservation Officer considers that they are
‘patchily preserved’ and ‘rather divorced’ from the wider landscape setting. In conclusion he considers the archaeological issues likely to be significant but may be addressed through the planning
process.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has given the impact of this site a ranking of low and advised that the the site is not known to support any features of nature conservation value. The grassland is
thought likely to be modified or possibly 'other neutral grassland'. Impacts on protected species thought likely to be low. There is an adjacent ditch/watercourse, which should be protected and
enhanced if possible.
Derbyshire Wildlife Trust has concluded that It should be possible to achieve a net gain for this site, but it will require retention of some land for green space and habitat enhancement. If this is not
possible, a small off-site scheme might be required.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority advise that adequate highway access can be made onto the site. Access to Derby Road would be the preferred option from a highways perspective.
The Highways Officer finds that there is considerable highway frontage available onto Derby Road and that wide highway verges means acceptable access arrangements could be provided to serve
the site, representing the most desirable route to provide access to this site.
The Officer also states that considerable highway frontage is available on Marston Lane and that wide highway verges mean acceptable access arrangements could be provided to serve the site.
However part of Marston Lane has a frontage to a 60mph speed limit section of road (higher vehicle speeds).
Lastly, the Officer states that Old Marston Lane, a narrow rural lane, would be unsuitable to safely cater for a development of this scale.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that the site lies on the edge of existing residential area. Some limited residential facilities. Bus stops in close proximity to the site and National Cycle Route
runs along Derby Road.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Officer advises that as Marston Lane does not have linking pedestrian provision, this must be provided to encourage walking and cycle use. pedestrian access must be improved.

Derbyshire Education Authority Comments
AMBER
Doveridge Primary School
The Derbyshire Education Authority has advised that Doveridge Primary School is projected to be at capacity and contribution to primary education likely to be sought.
QEGS
The Derbyshire Education Authority has advised that the scale of sites 266 (Airfield) and 764 (Mayfield Road) combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
GREEN - Severn Trent has advised that potential impact of surface water sewerage infrastructure based on a review of topography, it is anticipated a connection can be made into the existing system
via gravity.
GREEN - Severn Trent has advised that the impact on the sewerage infrastructure is low, subject to hydraulic capacity checks and when considered in isolation from adjacent proposed sites.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None.
Other Material Policy Considerations
None.

Conclusions
The site lies to the northern side of Doveridge, bounded by Old Marston Road to the north and west Marston Lane to the east and Derby Road to the south. The site comprises two fields with two
properties on the site Lyndene and Cavendish Cottage.
There is no flood risk associated with this site, although the Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary
Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
There are no significant landscape, biodiversity or heritage impacts. The site can be serviced by a safe and suitable access and the site lies on the edge of an existing residential area with some
limited residential facilities nearby. Bus stops are in close proximity to the site and National Cycle Route runs along Derby Road. Improved pedestrian links would be required.

There are no significant infrastructure issues associated with potential development of this site.
Subject to an assessment of the noise from the A50 it is considered that this site is developable.

Site Address:
Land situated between North of Old Derby Road, Doveridge to the South
And East of Babbs Lane and South of the New A50
Doveridge
Derbyshire
Field Numbers 1234-3031, 1234-1236, 1234-2546,1234-0748
Site Area (Ha): 10.91
Housing Capacity:

SHLAA Reference:
SHLAA347

Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
RED - Environmental Health have commended that the site is not recommended due to noise from A50.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, one watercourse at the south eastern boundary and no flood records
nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. This site is situated in flood zone 1 and any surface water comments
should now be directed to the lead local flood authority as the statutory body for surface water.

Landscape Comments
RED - The County Council Landscape Officer has assessed the site to have a major impact upon landscape sensitivity. The land is visible from the northern edge of Doveridge and forms a prominent
frontage with both Babbs Lane and Derby Road with footpaths crossing the site north to south and east to west. In wider views the land is visually well contained by settlement to the south and the
A50 to the north.This is important mature landscape protecting the rural setting of Doveridge and maintaining spatial separation between the village and the A50. There are a number of well used
public footpaths crossing the site adding to its value as a local landscape resource.
AMBER - DL&P Consultants have commented that the development is limited to two fields fronting onto Derby Road and one field to east behind an existing large house but not to the rear of the
industrial estate. This would maintain a sense of village setting and create buffer to noise of A50. The Consultants advise that some reinforcement of existing hedgerows and new occasional mature
tree planting may be required and also advise the retention of a small green triangle of open space bordered by footpaths and footpath to Derby Road to encourage walkability from other areas and
new placemaking. The Consultants advise that the rural character of Babbs Lane should be maintained with little frontage disruption to existing mature hedges DL&P Consultants have concluded that
as there appears to be a loss of some hedgerows between fields and hedgerow trees over the last few years and that footpaths have not been well maintained and are not well walked, a new
development could open up these routes to open countryside beyond the A50 for Doveridge residents.
Historic Environment Comments
RED - The County Council Archaeologist has advised that there are numerous medieval/early post-medieval detector finds may suggest a medieval site. Earthwork ridge and furrow (HER 19124),
well-preserved in eastern half of site; SHINE record assigns ‘medium’ significance. High historic landscape value – Ancient Enclosure – fossilised strip fields. Landscape value with well-preserved
ridge and furrow weighs against allocation.
RED - the Conservation Officer concludes development is likely to result in harmful impact to the significance of the non-designated heritage asset (Mediaeval ridge and furrow).
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of high nature conservation value. Impacts on protected species are likely to be low. it should be
possible to achieve a net gain for biodiversity on-site by habitat creation.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority has advised that there considerable highway frontage available on Derby Road and wide highway verges means acceptable access arrangements could be provided
to serve the site. This would be the most desirable route to provide access to this site.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advises that the site is located on the edge of existing residential area. Some limited residential facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that the site lies on the edge of existing residential area with footways and Bus stops in close proximity to the site and National Cycle Route runs along Derby
Road.

Derbyshire Education Authority Comments
AMBER
Doveridge Primary School
The Education Authority has advised that the existing primary school is projected to be over capacity. contribution to primary education likely to be sought.
QEGS
The Authority has advised that the scale of sites 266 (Airfield) and 764 (Mayfield Road) combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain
overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100
dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be
the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
RED - Severn Trent has advised that the potential impact on sewerage infrastructure is high due to development size and potential impact on treatment works.
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site comprises an extensive area of greenfield land between Derby Road and the A50 between Babbs Lane and Cavendish Lodge to the north eastern edge of Doveridge and beyond the
Settlement Development Boundary.
The Environmental Health Officer has raised concerns regarding the development of the site and proximity to the A50 and noise.
The Environment Agency consider the site to low environment risk and lies within flood zone 1. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution
of the groundwater resource.
Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of high nature conservation value.

In terms of impact on landscape character the County Council Landscape Officer has assessed the site to have a major impact upon landscape sensitivity. The land is visible from the northern edge
of Doveridge and forms a prominent frontage with both Babbs Lane and Derby Road with footpaths crossing the site. The site is important mature landscape protecting the rural setting of Doveridge
and maintaining spatial separation between the village and the A50. The landscape consultants conclude development would impact landscape character but mitigation may ensure that the site
maintains it role providing setting to the rural village and buffer to the A50.
The site is subject to significant historic environment constraints, with both the County Archaeologist and Conservation Officer concluding development is likely to result in harmful impact to the
significance of Medieval Ridge and Furrow and Ancient Enclosure – fossilised strip fields. Recommending that the landscape value of the well preserved ridge and furrow weighs against allocation for
development.
The Highways Authority has advised that there considerable highway frontage available on Derby Road and wide highway verges means acceptable access arrangements could be provided to serve
the site. The site lies to the edge of the settlement of Doveridge with service and facilities within walking thresholds.
In respect of infrastructure the Education Authority advise that contributions towards provision, and feasibility work will be required to assess the impact of development on capacity at primary and
secondary schools. Feasibility work will also be required to assess the impact of development on capacity at local health facilities and practices.
In conclusion based on the high historic landscape value of the site and archaeological interests, on balance the site is deemed constrained and not suitable for development.

Site Address:
Land Adjacent to New Marston Lane
Doveridge
Site Area (Ha): 1.28
Housing Capacity: 18

SHLAA Reference:
SHLAA348
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
RED - Environmental Health has commented that this site is not recommended due to noise from A50.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, two watercourse to the west and east of the site and no flood
records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. This site is situated in flood zone 1 and any surface water comments
should now be directed to the lead local flood authority as the statutory body for surface water.

Landscape Comments
GREEN - The County Council Landscape Officer gives this site a landscape impact level of minor and advises that although the site is within an area of broader sensitivity (AMES) the site has no
significant landscape constraints and is visually well contained. Visually prominent form Marston Lane and slip road to A50 but well contained within wider landscape. Some potential views from
neighbouring dwellings to the west.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted the site's close proximity to several medieval ridge and burrow locations but concludes that given the site itself contains nothing of archaeological
value, it poses no archaeological issues.
GREEN - The Conservation Officer has advised that although the site is in close proximity to several Mediaeval ridge and furrow, development of this site is likely to result in minimal impact on/to the
significance/setting of the non-designated heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust gives the impact of this site a rating of low and has advised that the site is not known to support any habitats of high nature conservation value. However, one of
the fields does look like it supports semi-natural grassland and the type of grassland is difficult to determine without field survey. Impacts on protected species are likely to be low. Derbyshire Wildlife
Trust has advised that it should be possible to achieve a net gain for biodiversity on-site by habitat creation. However, if the grassland habitats are of greater value additional compensation would
probably be needed and this might require a small off-site scheme.
Derbyshire Highways Authority Comments – Access
GREEN - Vehicular and pedestrian access enhancements could allow appropriate access onto the site. The Highways Authority advised that considerable highway frontage is available to the site
from Marston Lane and wide highway verges means acceptable access arrangements could be provided to serve the site. Access off Marston Lane would be the most desirable route to provide
access to this site.
The Highways Authority also advises that access from Old Marston Lane is of restricted width throughout and not suitable to accommodate additional vehicular traffic generated by development.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority advised that there is a bus stop in close proximity to the site which enhances the accessibility of the site.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advised that that as the site is at the edge of the existing residential area there are some limited residential facilities that would need to be accessed from the site
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority advised that as there is currently no footway provision off the site onto Marston Lane, new pavements and pedestrian crossing facilities may be required. The Officer
has also advised that the site is in close proximity to a National Cycle Route which further enhances the accessibility of the site.
Derbyshire Education Authority Comments
AMBER
Doveridge Primary School
The Derbyshire Education Authority has advised that Doveridge Primary School is projected to be over capacity, contribution to primary education likely to be sought.

QEGS
The Derbyshire Education Authority advises that the scale of sites 266 (Airfield) and 764 (Mayfield Road) combined will necessitate an additional secondary school for Ashbourne. QEGS is projected
to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be
over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important
will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is low - (subject to hydraulic capacity checks and when considered in isolation from adjacent proposed sites).
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None.
Other Material Policy Considerations
None.

Conclusions
The site comprises an area of greenfield grassland used for agriculture/pasture to the northern edge of Doveridge, north of Derby Road at the junction of Marston Lane and the A50.
The Environmental Health Officer has indicated that because of the noise associated with the A50 that it is not really a suitable site for residential development.
The site lies in flood zone one and has low flood risk. It is however situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
There are would be no significant landscape, heritage or biodiversity impacts associated with the development of this site.
The Highways Authority concludes that a satisfactory access to the site can be achieved from Marston Lane. As the site is at the edge of the existing residential area there are some limited residential
facilities that could to be accessed from the site. Although new pavements and a pedestrian crossing may be required.
The site lies to the edge of the settlement with reasonable access to services and facilities. The site lies in close proximity to the A50 and mitigation measures to address noise and amenity issues will
be required.
There are no significant infrastructure issues associated with the development of this site.

The site is allocated in the existing Derbyshire Dales Local Plan for 18 dwellings under policy HC2(p), the principle of allocation and suitability for development has therefore been established. Whilst
noise is an issue for this site it is considered that the site remains suitable for residential development and is considered to be developable.

Site Address:
Babbs Lane,
Doveridge,
Ashbourne
Derbyshire
Site Area (Ha): 1.5
Housing Capacity:

SHLAA Reference:
SHLAA378

Employment Land Site (Ha):

Site Assessment
Environmental Health Comments
RED - Environmental Health does not recommend the site for development without a noise assessment from the A50.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. This site is situated in flood zone 1 and any surface water comments
should now be directed to the lead local flood authority as the statutory body for surface water.

Landscape Comments
GREEN - The County Council Landscape Officer gives this site a landscape impact level of minor and finds that other than mature boundary trees there are no obvious landscape or visual amenity
constraints associated with this site. The site has a prominent frontage with Babbs Lane but is screened in wider views by residentail properties to the south and the A50 planted embankments to the
north.
Historic Environment Comments
AMBER - The County Council Archaeologist notes that there is a block of ridge-and-furrow earthworks (HER 19123), well-preserved in northern third of site. These constitute relatively
isolated/fragmented in historic landscape terms though does derive from Ancient Enclosure.
AMBER - The Conservation Officer advises that due to the entire nature of the Medieval ridge and furrow within the site, development may result in harmful impact to this non-designated heritage
asset.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has given the impact of the site a ranking of low and advised that the site is not known to support any habitats of high nature conservation value. However, one of
the fields does look like it supports semi-natural grassland and the type of grassland is difficult to determine without field survey. Impacts on protected species are likely to be low. It should be possible
to achieve a net gain for biodiversity on-site by habitat creation. However, if the grassland habitats are of greater value additional compensation would probably be needed and this might require a
small off-site scheme.
Derbyshire Highways Authority Comments – Access
RED - The Highways Officer advises that Babbs Lane is of restricted width throughout and not suitable to accommodate additional vehicular traffic generated by development. However, the Officer
finds that Marston Lane offers good access depending on achieving appropriate emerging and forward visibility splays.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Officer states that there are bus stops in close proximity to the site.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Officer finds that this site as at the edge of an existing residential area with some limited residential facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Officer advises that footway provision onto Marston Lane and a pedestrian crossing facility may be required. Additionally, the Officer states that the National Cycle Route runs
along Derby Road close to the site.
Derbyshire Education Authority Comments
AMBER
Doveridge Pirmary School
Derbyshire Education Authority has advised that Doveridge Primary School is projected to be at capacity and contribution to primary education likely to be sought.

QEGS
The Authority has all advised that the QUEGS, with this site and others such as the 266 dwellings at the Airfield and 764 dwellings at Mayfield Road, would cumulatively necessitate an additional
secondary school for Ashbourne. The Authority also states that the QEGS is projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the
current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each.
Derbyshire Education Authority conclude that once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be
secured. Also important will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Severn Trent have no comments with regards to groundwater.
AMBER - Severn Trent has advised that the potential impact on sewerage infrastructure is medium due to reported incidents downstream and catchment size.
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None.
Other Material Policy Considerations
None.

Conclusions
The site comprises an area of agricultural fields to the northern side of the village of Doveridge. Babbs Lane runs to the east, Marston Lane to the west and Derby Road to the south. The A50 dual
carriageway lies nearby running approximately east to west.
The Environmental Health Officer raises concerns regarding possible noise from the A50 and does not consider that the site is suitable for development.
The site does not have any flood risk associated with it. The Environment Agency has commented that the site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for
pollution of the groundwater resource.
There would be no significant impact upon landscape character although the heritage assessment concludes development may result in a harmful impact on the significance of medieval ridge and
furrow, present to the northern part of the site.
Derbyshire Wildlife Trust consider the site to be of low nature conservation value overall, however one field may contain semi natural grassland which may be habitat rich.
The access to the site is however constrained and the Highways Authority note that Babbs Lane is of restricted width throughout and not suitable to accommodate additional vehicular traffic generated
by residential development. Marston Lane does however offer good access depending on achieving appropriate emerging and forward visibility splays.

There are no significant infrastructure issues associated with the development potential of this site.
On balance it is concluded that the site is undevelopable due to highway constraints and concerns regarding impact on archaeology.

Site Address:
Land to the west of Hollington Lane, Ednaston, Ashbourne, Derbyshire
Site Area (Ha): 1.37
Housing Capacity:

SHLAA Reference:
SHLAA198
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, two watercourses to the east and west of the site and no flood
records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low impact, the site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater
resource. All developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage network and
sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of
watercourses in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate
of flow as a consequence of urbanisation or increased surface runoff. These sites are situated in flood zone 1 and any surface water comments should now be directed to the lead local flood authority
as the statutory body for surface water: LLFA report 2 - 1 watercourse east and 1 west of the site.

Landscape Comments
GREEN - The County Council Landscape Officer has advised that the development of the site will have minor impact upon landscape character. The land is overlooked by existing dwellings on the
northern edge of the village and it forms a visually prominent frontage with Hollington Lane. It would have an open boundary to he north. Although the site is within an area of broader sensitivity,
provided the site can by appropriately mitigated in views from the north to create an acceptable interface with the surrounding countryside, the site has no significant landscape constraints and is
visually well contained.
Historic Environment Comments
GREEN - The County Council Archaeologist has commented that there are no known issues.
GREEN - The Conservation Officer has advised that development of the site is likely to result in minimal impact to/on the significance/ setting of heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - The Derbyshire Wildlife Trust has advised that potential impact upon biodiversity and wildlife is low. The site is part of an arable field. Impacts considered very low given the nature of the
habitats and the size of the development. It should be possible to address the loss of the arable through some on-site enhancements or a small off-site compensation scheme.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority has advised that a suitable access is possible, dependent on achieving appropriate emerging and forward visibility splays and on scale of development.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - Over 20 minute walk (i.e. over 1600m)
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority has advised that there are limited amenities in proximity of site, no pedestrian provision or access to bus stops meaning a heavy reliance on private vehicle usage to
access amenities further afield.
Derbyshire Education Authority Comments
AMBER
Brailsford Primary School
The Education Authority advises that the existing primary is projected to be over capacity. They state that dependant on the overall capacity of sites coming forward in Brailsford, the need will either
be for expansion of the existing school or a strategic response, eg a new primary school.
QEGS
The scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity and it's scope to
expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each. Once the list of
sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative numbers coming
forward on sites which make it through for further consideration.

Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
RED - Severn Trent has advised that there is potential impact on sewerage infrastructure is high due to previous hydraulic issues and impact on SPS. 3 Historic pollutions d/s, thought to be caused
by pump failure. Adding this development could increase stress on the pump and cause repeat events.
GREEN - Severn Trent has advised that there is potential impact on surface water sewerage infrastructure is Low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
A greenfield site, used for arable farming to the northern edge of the settlement of Ednaston, behind existing residential properties and the Yew Tree Public House. Ednaston is a Tier 5 ‘Infill and
Consolidation’ settlement in the adopted Derbyshire Dales Local Plan.
The site falls within flood zone 1 and two watercourses run to the eastern and western boundary. The site is located on a Secondary Aquifer and care should be taken to avoid potential pollution to
groundwater resources. Development would need to connect to the existing foul mains drainage and clarification that there is available capacity within the receiving sewage network and treatment
works will be required.
The landscape assessment concludes that development would have a minor impact on landscape character and although the site it within an area of broader sensitivity, provided the site can be
appropriately mitigated in views from the north and create an acceptable interface with the surrounding countryside the site would have no significant impacts. Development is unlikely to result in an
adverse effect on the historic environment and Derbyshire Wildlife trust consider the site be of low biodiversity value. Any resultant loss of arable field could be mitigated through on site enhancements
and/or off site compensation.
The Highways Authority consider a suitable access is possible, dependent on achieving appropriate emerging and forward visibility splays and on the scale of development. Services and facilities in
Ednaston are limited and the site is beyond a 20 minutes walk.
The assessment concludes that there are no significant constraints to development, however as a location Ednaston has very limited services and facilities within the settlement envelope and is a
fragmented hamlet. On balance it is considered that development of the site would be neither deemed sustainable nor sympathetic to how the hamlet is appreciated within its broader landscape
setting.

Site Address:
Mount pleasant farm
Farley Hill
Matlock
Site Area (Ha): 20.0
Housing Capacity:

SHLAA Reference:
SHLAA171
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections, however have noted possible high lead levels/radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains three areas of surface water, and one watercourse to the west of the site and 5 flood records
nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has advised that the site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. The EA
advise that the developer and the LPA should ensure connection to the mains sewer is acceptable before allocating this site. This development will need to ensure that there is available capacity
within the receiving sewerage network and sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating this site.

Landscape Comments
RED - The County Council Landscape Officer has assessed the development of the site to have a strategic impact upon landscape sensitivity. The site comprises several pastoral fields enclosed by
dry stone walls on the elevated, gently rising plateau to the north of the town between Farley Hill and the Cavendish playing fields. Matlock Forest to the north is a designated Local Wildlife Site and
there are protected trees along the easternmost boundary of the site.This is an area of open plateau landscape to the north of the town with local views from properties to the north and west and
footpaths crossing the site. In wider views there are views from across the Derwent Valley to the south. The land forms a visually prominent frontage with Farley Hill.The development of the site has
the potential to introduce significant landscape and visual impacts on the local and wider landscape extending development onto the high plateau and beyond the traditional settlement framework.The
Landscape officer advises that a more detailed assessments to be prepared to ensure that the least environmentally sensitive parts (landscape or visual) are considered for development. The
Landscape Officer advises that should the site be taken forward with a detailed development brief in place to ensure that all environmental impacts (including landscape and visual) are fully considered,
and the principles of good urban design are established, and are fully taken into account as part of the master-planning of the site.
RED - D&LP Consultants have concluded that at present the site occupies an elevation where there is little visible existing development, development of the site has the potential to cause the visual
expansion of Matlock to higher slopes of the Derwent valley out of character with the overall settlement pattern that is confined to lower valley slopes. The scale of the site is such that there is the
potential for significant adverse visual impacts to both the local and wider landscape.
Historic Environment Comments
AMBER -The County Council Archaeologist noted the potential for lead smelting remains (cf Gritstone Rd site). High historic landscape value as well-preserved enclosure period landscape.
GREEN - The Conservation Officer has advised that development of the site is likely to result in minimal or no impact(s) to/on the significance of the identified heritage assets.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that they consider development of the site to have moderate to high impact on local wildlife and biodiversity. Derbyshire Wildlife Trust advise that most
of the site supports grassland and/or some arable with smaller areas of what could be rush-pasture. There could be pockets of more species rich grassland present across the site, but especially in
proximity to the potential rush-pasture areas. Rush-pasture is likely to be a Habitat of Principal Importance and any loss is considered unacceptable in the Biodiversity Metric 3.0. Ideally, it would be
retained and enhanced as part of any development. There is a large loss of grassland, which will require some mitigation and compensation. Whether an off-site scheme is required will depend upon
how much of the better quality habitat can be retained and the opportunity for habitat enhancement within the scheme.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that access to the site is dependent on achieving appropriate emerging and forward visibility splays. No information on scale of development; however,
considering the size of the site and the potential for a significant number of dwellings with very limited access to local amenities/facilities meaning a likely heavy reliance on private vehicles, Farley Hill
is of restricted width in places. Assessment of junction of Farley Hill and Smedley Street West and other junctions likely to be impacted by development.
Derbyshire Highways Authority Comments - Public Transport
GREEN - There is a bus stop within 5 minutes walk of the site.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority advise that the site lies on the edge of existing small residential area. There is no access to local amenities and residential facilities, bus services available but likely
outside walking threshold. Over 20 minute walk (i.e. over 1600m)
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that footways are available on Farley Hill but narrow in places but new footway(s) likely to be required to link site to existing footway network. The site is
located at the top of a steep hill which is likely to be a barrier to encouraging walking trips / cycle use.

Derbyshire Education Authority Comments
AMBER
All Saints Infant School
The Education Authority advise that dependant on the timing of this site coming forward in relation to other developments, a contribution for expansion is not likely to be required at All Saints Infant
school but may be at the Junior school.
Highfields School
This Secondary School is currently projected to be over capacity in 5 years, due to current housing development. It should also be noted that the academy have re-assessed their accommodation
and may reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan agreed with the Multi Academy Trust. It is noted that the majority of sites are fairly
modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around two thirds of the housing yield from the 20 sites in the normal area. Once
a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and around Matlock. Note that this comment also stands for the additional sites
- 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
AMBER - Severn Trent has advised that there is a high potential impact on sewerage infrastructure due to development size and potential impact downstream in areas with reported incidents. This
location is the very head of the network in this area. There are downstream pollution events and HFRR points, which could be repeated if a development of this size is built. Severn Trent has advised
that planned improvements to treatment works in the Matlock area will help in alleviating pressures on the current system.
GREEN - Severn Trent has advised that there is potential low impact on surface water sewerage infrastructure (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site comprises several pastoral fields enclosed by dry stone walls on the elevated, gently rising plateau to the north of the town between Farley Hill and the Cavendish playing fields. Matlock
Forest to the north is a designated Local Wildlife Site and there are protected trees along the easternmost boundary of the site. A few modest agricultural buildings area present on the site.
The Derbyshire Landscape Officer has assessed the development of the site to have a strategic impact upon landscape sensitivity.The development of the site has the potential to introduce significant
landscape and visual impacts on the local and wider landscape extending development onto the high plateau and beyond the traditional settlement framework. D&LP Consultants have concluded that
the scale of the site is such that there is the potential for significant adverse visual impacts to both the local and wider landscape.

The Highways Authority advise that access to the site is dependent on achieving appropriate emerging and forward visibility splays. Footways are available on Farley Hill but narrow in places but new
footway(s) likely to be required to link site to existing footway network. The site is located at the top of a steep hill which is likely to be a barrier to encouraging walking trips / cycle use.
The Derbyshire County Archaeologist considers potential for lead smelting remains (cf Gritstone Rd site). High historic landscape value as well-preserved enclosure period landscape.
Derbyshire Wildlife Trust (DWT) consider development of the site to have moderate to high impact on local wildlife and biodiversity. DWT advise that most of the site supports grassland and/or some
arable with smaller areas of what could be rush-pasture, which should be retained and enhanced as part of any development. Severn Trent advise that there is high potential impact on sewerage
infrastructure There are downstream pollution events, which could be repeated if a development of this size is built. The cumulative impact of development of the site alongside other sites will need to
be taken into account when assessing secondary school and health provision capacity issues in the area.
Overall given the evidence, development of the site as a whole would have a severe and detrimental impact upon the local and wider landscape character and moderate to high impact upon local
wildlife. The identified infrastructure constraints in terms of access and sewerage infrastructure, would not support a development of this size and therefore site is considered to be undevelopable.

Site Address:
Land Adjacent,
Biggin View,
Hulland View
Ashbourne
Site Area (Ha): 0.79
Housing Capacity: 18

SHLAA Reference:
SHLAA322
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site is
situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. The proposed allocation appears to be over 50m away from the nearest
mains connection. A development of this size should be connected to the mains drainage as opposed to using a non mains option. The developer and the LPA should ensure connection to the mains
sewer is acceptable before allocating this site. This development will need to ensure that there is available capacity within the receiving sewerage network and sewage treatment works. Developers
and the LPA should confirm available capacity with Severn Trent Water before allocating this site.

Landscape Comments
GREEN - The County Council Landscape Officer has commented that the site is a single field enclosure enclosed by mature hedgerows and abutting new residential development to the south-east
off Biggin Way. It is visually contained site by residential properties to the south and east and boundary vegetation.
Although within an area of broader sensitivity (AMES), the site has no significant landscape constraints and is visually well contained.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are some archaeological potential identified at nearby Wheeldon Way site, suggest geophysical survey with planning application.
AMBER - The Conservation Officer has advised that there are no heritage assets within the site itself although there are several nearby the site, most notably Christ Church a designated heritage
asset which lies to the west of the site. The Conservation Officer has concluded that some harm may be caused to heritage assets by development at this site and that special attention should be
given to mitigate against this harm, especially on Christ Church.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the main habitat is thought likely to be species poor modified grassland. No particular protected species issues. Net biodiversity gain can possibly
can be achieved on-site, but there is already a SUDS present, so there may need to be a minor off-site scheme.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority advise that Biggin View would need to be re-configured to create a ‘priority’ access road into the new development, given the proposed balance of anticipated vehicle
flows - which appears feasible to achieve based on the land control available and public highway limits. The remaining part of Biggin View (in front of the existing properties) would need to form a side
road spur, off the re-configured road. The junction of Biggin View with the A517 is considered acceptable to serve further residential development on the scale proposed.
Part of this site has also been the subject of a recent outline planning application – reference 15/00313/OUT and 18/01346/REM (up to 33No dwellings). The Highway Authority was not in a position
to raise sustainable objection to the proposals on highway safety grounds.
Access from Dog Lane – the site does not appear to have an available roadside frontage to Dog Lane – it is therefore difficult to see how access could be derived from Dog Lane, as submitted.
Access from A517 – whilst the site does have a limited direct frontage to the A517, the difference in levels between the site and the public highway are likely to be a barrier to the formation of a direct
access to the A517. Any additional junction may not be able to be provided with adequate separation from the existing Biggin View junction.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that there are limited residential facilities in the vicinity, although all could be reached within reasonable walking thresholds, via existing pedestrian routes.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that the site lies on the edge of existing residential area. Bus route on A517 and bus stops in close proximity to the site access. Planning application
submitted under reference 15/00313/OUT and 18/01346/REM for up to 33 No residential dwellings on part of the site only. Development has commenced. Additional development on the north side of
the A517 may increase the demand / desire for pedestrian to cross the busy A517 to reach facilities and west bound bus stops – a pedestrian demand survey / audit should be considered, together
with any mitigation considered necessary.

Derbyshire Education Authority Comments
AMBER
Hulland Primary School
The Education Authority has advised that there is sufficient capacity projected to accommodate this site and other potential small sites. However, this will depend on the timing of site 776 which could
utilise this capacity.
QEGS
The scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity and it's scope to
expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each. Once the list of
sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative numbers coming
forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that there is potential impact of sewerage infrastructure is low, (subject to hydraulic capacity checks.) A watercourse runs adjacent to the site boundary. Surface
water should be managed through SUDs and any excess discharged into the river.
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is Low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a greenfield site situated adjacent to a new residential development currently under construction, and situated adjacent to the Settlement Development Boundary of Hulland Ward.
There are no constraints identified in relation to impact upon landscape character, heritage assets, or biodiversity. There are no flood risk issues identified although the site is situated on a Secondary
Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
The Highways Authority advise that Biggin View would need to be re-configured to create a ‘priority’ access road into the new development, given the proposed balance of anticipated vehicle flows this appears feasible to achieve based on the land control available and public highway limits.

There are no significant infrastructure issues associated with the potential development of this site.
On this basis of the assessment the site can be considered to be developable.

Site Address:
High Meadow
Hulland Ward
Ashbourne
Derby
Site Area (Ha): 0.6
Housing Capacity: 15

SHLAA Reference:
SHLAA761

Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objection.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, no watercourse and one flood record nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of
the groundwater resource. The developer and the LPA should ensure connection to the mains sewer is acceptable before allocating this site. This development will need to ensure that there is available
capacity within the receiving sewerage network and sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating this site.

Landscape Comments
GREEN - The County Council Landscape Officer advises that development of the site will be infill development and will impact upon landscape sensitivity. The site of existing High Meadow Holiday
Cottages abutting open countryside to the south and the A517 to the north. Visually contained by frontage vegetation along the A517 and existing development to the east and west. This site has
capacity for redevelopment with limited effects on landscape character or visual amenity.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted no known issues.
GREEN - The Conservation Officer advises that potential heritage assets which may be affected including Historic Environment Record – MDR11619 – Ashbourne to Openwoodgate Turnpike Road
(1764); MDR11610 – Derby to Brassington Turnpike (18thC). Development of the site is likely to result in minimal or no impact(s) to the heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of high nature conservation value. The habitat present appears to be modified grassland. Impacts on
protected species are likely to be negligible/low. It should be possible to achieve a net gain for biodiversity on-site via habitat creation and enhancements.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that A517 Main Road has existing multiple junctions in the proximity of the site with likely confusion increased with creation of new access to serve development
directly off Main Road. A new access to the far west of the site may be an option, if emerging visibility splays can be achieved, but direct access to the A517 generally undesirable.
Joint access to the site via High Meadows holiday site maybe an acceptable option (the site boundary plan indicates part of the access is controlled by the SHLAA site owner); however, emerging
visibility in the westerly direction would need to be achieved – visibility appears obscured by roadside hedge. The width of the internal access road would not meet current adoptable standards.
Unlikely in isolation but no information provided on scale of development.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Officer observed that there is a bus route on A517 and bus stops within proximity to the site accessed via existing footway network.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
GREEN - The Highways Authority comment that there are some facilities in the vicinity of the site, all being reached within reasonable walking thresholds,
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advises that the site is at the edge of an existing residential area where local services and bus stops can be accessed via existing pedestrian routes although there
is an anomalous gated private footway fronting the site on Main Road which appears to be controlled by SHLAA site owner. This currently cuts off pedestrian access from the site to the village facilities.
The Highways Authority concludes that is an agreement between SHLAA site and High Meadows owners can be made, this may allow access to the site via the existing High Meadows access.
Derbyshire Education Authority Comments
AMBER
Hulland Primary School
The Education Authority has advised that there is sufficient capacity projected to accommodate this site and other potential small sites. However, this will depend on the timing of site 776 which could
utilise this capacity.

QEGS
The scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity and it's scope to
expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each. Once the list of
sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative numbers coming
forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is low - (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This site consists of a residential property and some residential holiday properties surrounded by open space. The site is situated within the existing Settlement Development Boundary of Hulland
Ward.
There are no flood risk issues associated with the development of the site. The site is situated on a Secondary Aquifer, and the Environment Agency advise that care should be taken to avoid the
potential for pollution of the groundwater resource.
There is not considered to be any no impact on landscape, heritage or biodiversity matters.
The Highways Authority advise that a new access to the far west of the site may be an option, if emerging visibility splays can be achieved, but direct access to the A517 generally undesirable. The
site’s location within the Settlement Development Boundary make it a relative sustainable location.
There are no significant infrastructure issues associated with the potential redevelopment of the site.
As such the site is considered to be developable.

Site Address:
Land to the south of les Ardennes Hulland Ward
Site Area (Ha): 0.9
Housing Capacity:

SHLAA Reference:
SHLAA768
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objection.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of
the groundwater resource. The developer and the LPA should ensure connection to the mains sewer is acceptable before allocating this site. This development will need to ensure that there is
available capacity within the receiving sewerage network and sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating this site.
Landscape Comments
GREEN - The County Council Landscape Officer has assessed the site to be of minor level impact. A single field parcel to the south of new residential development at Elms View, Hulland Ward. The
field is enclosed by a hedgerow with occasional hedgerow trees. The site would be visible from properties on Elms View and from a short section of footpath running along the western boundary of
the site. In wider views the land would be screened by the natural topography and intervening boundary vegetation.

Other than mature boundary trees there are no obvious landscape or visual amenity constraints associated with this site. Consider the detailed design of the interface with the countryside to the south.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN - The Conservation Officer has advised that there are no heritage assets within the site, the field to the immediate east of the site is recorded as a ‘Brick Field’ (by 1880). The former brick
field/brickworks site abuts the eastern end of the site. Concludes that development of the site is likely to result in minimal or no impact(s) on the identified heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of high nature conservation value. The site appears to be arable land. Impacts on protected species
are likely to be negligible/low.It should be possible to achieve a net gain for biodiversity on-site via habitat creation and enhancements.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority advise that a suitable access is available via recent residential development but dependent on scale of development – increased road widths maybe be required to
meet adoptable layout. Unlikely in isolation but no information provided on scale of development. The topography does not present a highway problem.
Derbyshire Highways Authority Comments - Public Transport
GREEN - The Highways Authority advise that there is a bus route on the A517 and bus stops within proximity to the site.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
GREEN - The Highways Authority comment that the site is local to some residential facilities within a walking threshold.
Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN - The Highways Authority advises that bus stops and some local facilities are within proximity to the site accessed via existing footway network, all being reached within reasonable walking
thresholds although immediate footway network only extends to the frontage of existing development.
Derbyshire Education Authority Comments
AMBER
Hulland Primary School
The Education Authority has advised that there is sufficient capacity projected to accommodate this site and other potential small sites. However, this will depend on the timing of site 776 which could
utilise this capacity.
QEGS
The scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity and it's scope to
expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each. Once the list of
sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative numbers coming
forward on sites which make it through for further consideration.

Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Severn Trent have no comments with regards to groundwater.
GREEN - Severn Trent has advised that the impact on sewerage infrastructure is low - (subject to hydraulic capacity checks and when considered in isolation from adjacent proposed sites).
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a greenfield site adjacent to a newly completed residential development.
The Environment Agency have identified that the site is situated on a secondary aquifer and care should be taken to protect it from pollution should it be allocated for development.
There are no significant concerns raised in respect of impact upon local landscape character and the historic environment or biodiversity.
The site has limited landscape and wildlife interests on the site. Access via the existing site is considered achievable, and its location in close proximity to the existing village allows for it to be well
related to the public transport network, with access to services and facilities. There are no significant infrastructure issues that unduly constraint the potential development of the site.
However this site would extend beyond the natural built area off the village into open countryside beyond in this location and potential set a precedent for other locations on this side of the village. As
such it is considered that the site is not suitable for development.

Site Address:
Fields to the south of Main Road
Hulland Ward
DE6 3EF
Site Area (Ha): 13.32
Housing Capacity:
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objection.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, one watercourse at the north of the site and no record of flooding.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency have advised that the site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. The
developer and the LPA should ensure connection to the mains sewer is acceptable before allocating this site. This development will need to ensure that there is available capacity within the receiving
sewerage network and sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating this site.

Landscape Comments
AMBER - The County Council Landscape Officer has assessed development of the site to have a strategic impact upon landscape sensitivity. The site consists of a a large area of intact pastoral
farmland on gently rising ground to the south west of Hulland Ward and comprising several fields enclosed by hedgerows with occasional hedgerow trees. The land is located within an area of wider
sensitivity as defined in the AMES study.The site is visible in views from the A517 on approaching from Hulland and several footpaths run through the site and connect between Hulland and Hulland
Ward.There may be capacity for some development at this location but the extent of development needs to be carefully considered given the potential to impact on landscape character and visual
amenity.
AMBER - DL&P have concluded that the site relates directly to housing on the main road through Hulland Ward and touched upon more traditional areas of the village core. The landscape to the
south of Hulland Ward is wide and rolling with plenty intermittent vegetation. Development would affect direct views of the local footpaths extending from the main road and be seen minimally from
long distant views, with negligible impact on middle ground views. However, any development would be more sensitive if the far eastern and western filed were left open and a layout plan is produced
with existing hedgerows and layers of structural planting to reduce impact on the landscape. In general, the site would be suitable for housing subject to reduction in massing and sensitive integration
into existing landscape character.
Historic Environment Comments
RED - The County Council Archaeologist has commented that development on this site would be harmful to setting of Hulland Conservation Area - eroding distinction between settlements. High
historic landscape value - medieval fields with low boundary loss.
RED - The Conservation Officer has advised that the site lies in close proximity to the Listed church and other Listed buildings, a scheduled monument, medieval settlement and open field system
and Conservation Area.There is archaeological significance near the site with the finding of a Neolithic stone axe (to the south of the site) and the medieval settlement and field system.The Conservation
Officer concludes that development of the site may result in harmful impact(s) to/on the significance/setting of the designated heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the development of the site will have a low impact on biodiversity and local wildlife. The site is not known to support any habitats of high nature
conservation value. The site appears to be quite intensively managed for agriculture and the habitats are considered likely to be modified grassland and arable with hedgerows and scattered trees.
Impacts on protected species are likely to be low. It may be possible to achieve a net gain for biodiversity on-site via habitat creation and enhancements if sufficient space is retained for greenspace.
Otherwise, due to the larger size of the site it may be that a small off-site compensation scheme would be needed.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority have advised that a suitable access may be achieved. The site has a significant boundary with the public highway on the A517 Main Road; however, this section of
road has numerous bends and is subject to a 50 mph speed limit. Appropriate emerging and forward visibility splays will be required to meet access design standards. Alignment of A517 Main Road
in the vicinity and on both approaches to the site is likely to be a concern.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that the site is in a remote location, from existing residential area. There is a bus route on A517 and bus stop within proximity to the site but no pedestrian
facilities linking the site with bus stop or the wider amenities. Some residential facilities in Hulland Ward but no pedestrian facilities (the high vehicle flows, including HGVs and relatively high vehicle
speeds possibly a deterrent to pedestrian activity between the site and local amenities, with potential for high reliance on private vehicle usage).Dependent on proposed scale of development
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - No existing pedestrian access to and from the site.

Derbyshire Education Authority Comments
AMBER
Hulland Primary School
The Education Authority advises that a site of this size is likely to require a significant expansion of the normal area school. This would require work to establish the feasibility of expansion, as well as
securing necessary school consent.
QEGS
The scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity and it's scope to
expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each. Once the list of
sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative numbers coming
forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
RED - Severn Trent has advised the potential impact on sewerage infrastructure to be high, due to development size and potential impact on treatment works. One HFRR point downstream which
could be repeated by a development of this size being added to the network
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low, (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is an extensive greenfield site which sits to the south of the village. It consists of rolling fields and open countryside.
There are no issues with regards to flood risk on this site. The Environment Agency have advised that the site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for
pollution of the groundwater resource.
There is considered to moderate impact on landscape character - development would likely to affect direct views of the local footpaths extending from the main road and be seen minimally from long
distant views, with negligible impact on middle ground views. Whilst there may be capacity for some development on this site but the extent of development needs to be carefully considered given the
potential to impact on landscape character and visual amenity.

Development of this site, would however considered to be harmful to the setting of Hulland Conservation Area and other local heritage assets.
The site has a significant boundary with the public highway on the A517 Main Road; however, this section of road has numerous bends and is subject to a 50 mph speed limit. As such the Highways
Authority have advised that a suitable access could possibly be achieved.
The site is in a remote location, from existing residential areas. Although there is a bus route on the A517 and bus stop within proximity to the site there are no pedestrian facilities linking the site with
bus stop or the wider amenities.
There are no significant infrastructure concerns, although Severn Trent has advised that the potential impact on sewerage infrastructure to be high, due to development size and potential impact on
treatment works.
Derbyshire Wildlife Trust has advised that the development of the site will have a low impact on biodiversity and local wildlife.
Whilst there is considered to be limited landscape and wildlife interest on the site, the size of the site, and the overall scale of its development potential along with its more remote location is likely to
have a significant detrimental impact upon the character and appearance of the village of Hulland Ward. As such the site is considered undevelopable.

Site Address:
Land adjacent to:
The Old Slaughter House
200a Smedley St
Matlock
Site Area (Ha): 0.6
Housing Capacity:
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, however noting possible contaminated land from previous use/Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency advise that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the potential for
pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. This site is situated in flood zone 1 and any surface water comments should now
be directed to the lead local flood authority as the statutory body for surface water.

Landscape Comments
GREEN - The County County Landscape Officer has assessed this site as an infill site, with no significant landscape or visual amenity constraints. It is an area of rough grassland and protected
woodland on rising land to the rear of properties along Smedley Street, Matlock. Site visually contained by existing dwellings along Smedley Street, woodland and topography. The landscape officer
concludes that there are no significant landscape or visual amenity constraints. Consider limiting overall size of site to maximise the retention of protected trees.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN - The Conservation Officer concludes that the development is unlikely to result in no impact on heritage assets.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that the impact of development of the site on biodiversity and wildlife will be high.The site includes an area (c. 0.3 ha) of broad-leaved woodland within a
larger band of broad-leaved woodland that forms an east - west corridor in this location. The woodland may well qualify as a Habitat of Principal Importance and is identified as a potential LWS.
Protected species are known to be present in the area. Loss of woodland would probably have to be addressed through woodland creation somewhere else. It is a relatively small site, but any loss of
broad-leaved woodland will need like-for-like habitat replacement. Mitigation will probably be needed in relation to protected species.
Derbyshire Highways Authority Comments – Access
RED - The Highways Authority advise that no satisfactory access can be achieved from the site currently. A narrow footway fronts the site and it appears that visibility to the west currently relies on
views over third party land. Considerable demand for roadside parking up to the side road access point means that visibility is almost permanently obscured to the east. Limited carriageway geometry
on Smedley Street West in the vicinity of the access point. Would need to obtain control of adjoining third party land to secure adequate visibility sightlines from the access point. Need to consider
parking restrictions on Smedley Street West to protect visibility sightlines to the east.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Within 5-10 minute walk of a bus stop (i.e. less than 800m)
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that there are very limited residential facilities nearby and whilst the town centre may be within a 2km walking isochrone, distance wise, the walking route is
challenging in terms of gradients. Site within 10-20 minute walk (i.e. 800-1600m) to shops and facilities on Smedley Street Local Shopping Centre.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that the site lies nest to existing residential environment with footway provision for pedestrians (albeit it limited in width in parts). Bus route on Smedley Street
West, with bus stops in close proximity to the site.
Derbyshire Education Authority Comments
AMBER
All Saint's Infant and Junior Schools
The Education Authority has advised that dependant on the timing of this small site coming forward in relation to other developments, a contribution for expansion is not likely to be required at the All
Saints Infant school but may be at the Junior school.

Highfields School
The Authority has also advised that Highfields Secondary School is currently projected to be over capacity in 5 years, due to current housing development. They state It should also be noted that the
academy have re-assessed their accommodation and may reduce their capacity. They conclude that the feasibility to expand the school will need to be explored by DCC and a plan agreed with the
Multi Academy Trust.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is low (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a greenfield site. There is a field to the south of the site, of which the lower third of which is rough grassland. Bounded on the west by timber post and rail fence with track beyond to property
and field gate giving access to dense woodland which occupies the upper two thirds of the site. Garden boundary walls on the southern side, and to the east there is a garden hedge with conifers,
residential developments extend to the east, west and south. Largely urban character but woodland occupying the steeper slopes and extending laterally in a belt between the town and the higher
moorland is a particular and distinctive feature of Matlock.
There are no contamination issues although there may be higher levels of Radon present on the site. The site is not subject to any flood risk although it is situated on a Secondary Aquifer, and care
is required to avoid the potential for pollution of the groundwater resource.
There are no significant impacts on landscape character, or heritage assets. Derbyshire Wildlife Trust has, however, advised that the impact of development of the site on biodiversity and wildlife will
be high. The site includes an area (c. 0.3 ha) of broad-leaved woodland within a larger band of broad-leaved woodland that forms an east - west corridor in this location. The woodland could qualify
as a Habitat of Principal Importance and is identified as a potential LWS.
The Highways Authority advise that no satisfactory access can be achieved to the site. A narrow footway fronts the site and it visibility to the west currently relies on views over third party land. To
achieve this would need to obtain control of adjoining third party land to secure adequate visibility sightlines from the access point.
There are no other significant infrastructure issues.
Given the existing access and biodiversity constraints the site is considered not to be developable.

Site Address:
Adjacent to the Chalet Bungalow, Butts Drive, Matlock
Site Area (Ha): 0.7
Housing Capacity:

SHLAA Reference:
SHLAA205
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, however noted possible high lead levels/Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, a watercourse in the east of the site and two flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency advise that this site is situated in flood zone 1 and situated within the Bentley Brook catchment and the emerging update to the SFRA recommends looking at
opportunities for future development within this catchment to provide a betterment on existing greenfield runoff rates.The proposed site appears to be over 50m away from the nearest mains connection.
A development of this size should be connected to the mains drainage as opposed to using a non mains option. The developer and the Local Planning Authority should ensure connection to the mains
sewer is acceptable before allocating this site. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
Landscape Comments
AMBER - The County Council Landscape Officer has advised that development of the site will have a moderate impact on landscape sensitivity. The site consists of a small area of rough ground with
significant mature woodland associated with the grounds to Ernest Bailey House to the south of properties along Hurst Rise. Located within a landscape of broader sensitivity as defined in the AMES

study and although no recorded ecology, likely to be of some ecological value. Site visually contained in wider landscape by existing dwellings, vegetation and landform. Visible from neighbouring
properties and path running along northern boundary and connecting to recreation ground.Within an area of broader sensitivity (AMES), the site has the potential for significant tree loss that could
impact on both landscape character, visual amenity and ecology.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN- Conservation Officer has concluded that development is likely to result in minimal impact on heritage assets.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that the impact of development of the site would be moderate. The site does support a range of semi-natural vegetation including trees, scrub and
possibly bracken, bramble underscrub and/or tall herb. Clearly, there is likely to be some loss of habitat from the site, but these are probably not Habitats of Principal Importance. The habitats on site
are connected to the habitats within Lumsdale to the east and collectively they form an important green corridor in this locality.
Derbyshire Highways Authority Comments – Access
RED- The Highways Authority advise that there is no direct frontage to a public highway. Access is shown to be derived from a private ‘road / track’ that lacks adequate geometry, construction,
pedestrian margins, street lighting or drainage, basic features normally associated with residential estate streets. In its current form Butts Drive / Dark Lane may not be considered suitable to cater for
any increase in residential traffic.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority advise that there are some limited residential facilities and access to bus stops on Hurst Rise within reasonable walking thresholds, however, the pedestrian routes
available would not be conducive to encouraging walking trips to or from the site. Within 5-10 minute walk of a bus stop (i.e. less than 800m)
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that there are some limited nearby residential facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that a public footpath runs in parallel to the north of the site and leads to a recreational park although there is limited pedestrian access onto the site itself.
The Authority also advises that the limited geometry and gradients are likely to be a barrier for pedestrian movement.
Derbyshire Education Authority Comments
AMBER
Castle View/St Gile's shared normal area
The Derbyshire Education Authority has advised that depending on the timing of the site coming forward in relation to other sites, contribution may be required for the Castle View/St Giles shared
normal area for schools . It is noted that if all SHELAA sites in this primary normal area were to come forward, pupil yields may be in excess of the school area's capacity to expand, necessitating
requests for contributions towards expansion of alternative local schools.
Highfields School
The Derbyshire Education Authority advise that Highfields Secondary School is currently projected to be over capacity in 5 years, due to current housing development. It is noted that the academy
have re-assessed their accommodation and may reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan agreed with the Multi Academy Trust. It is also
noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around two thirds of the housing yield

from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and around Matlock. Note that this
comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN- Severn Trent has advised that the impact on sewerage infrastructure is low - (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the impact on surface water infrastructure is low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site consists of a bungalow currently used as a B& B guest house, set within extensive woodland to the east of the site. The site is part brownfield, part greenfield and immediately abuts the
existing built up settlement of Matlock. There is a small area of rough ground with significant mature woodland associated with the grounds to Ernest Bailey House to the south of properties along
Hurst Rise.
The site is not subject to any floodrisk, although as situated within the Bentley Brook catchment the SFRA recommends looking at opportunities for future development within this catchment to provide
a betterment on existing greenfield runoff rates.
The County Council Landscape Officer has advised that development of the site will have a moderate impact on landscape sensitivity. There are no significant impacts relative to landscape although
in relation to biodiversity Derbyshire Wildlife Trust has advised that the impact of development of the site would be moderate because the site supports a range of semi-natural vegetation including
trees, scrub and possibly bracken, bramble underscrub and/or tall herb.
The Highways Officer advises that there is no direct frontage to a public highway. Access is shown to be derived from a private ‘road / track’ that lacks adequate geometry, construction, pedestrian
margins, street lighting or drainage, basic features normally associated with residential estate streets. In its current form Butts Drive / Dark Lane may not be considered suitable to cater for any increase
in residential traffic.
There are no other significant infrastructure issues associated with the development of this site.
On the basis of that the site cannot be served by a safe access arrangement it is therefore considered not to be developable.

Site Address:
Land at Gritstone Road and Pinewood Road
Matlock
Derbyshire

SHLAA Reference:
SHLAA224

Site Area (Ha): 23.6
Housing Capacity: 430

Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections however noted that there is possible high lead levels/Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains 4 areas of surface water, no watercourses and one flood record nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk. The site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on
surface water matters. This proposed application is situated within the Bentley Brook catchment and the emerging update to the SFRA recommends looking at opportunities for future development
within this catchment to provide a betterment on existing greenfield runoff rates. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the
groundwater resource.This development will need to ensure that there is available capacity within the receiving sewerage network and sewage treatment works. Developers and the LPA should
confirm available capacity with Severn Trent Water before allocating this site.

Landscape Comments
RED- The County Council Landscape Officer has assessed the development of the site as having a strategic impact on landscape sensitivity. The site comprises several pastoral fields enclosed by
dry stone walls on the elevated and undulating plateau to the north of Matlock. Abutting and just beyond the northern boundary there is protected woodland and the land is located within an area of
wider sensitivity as defined in the AMES study.The site is visible from existing properties to the south and east, and from Sandy Lane; a public footpath to the north-east. There is potential for longer
distance views from across the valley to the south and east.There is the potential to impact on key landscape and visual characteristics at this location. There may be capacity for development within
a narrow strip adjacent to the southern and eastern boundaries as an extension to the existing built edge. Impacts increase the further the site is developed to the north.
RED - DL&P conclude that the site occupies an elevated position where there is little visible existing development in distant views towards the site. Development of the site has the potential to cause
the visual expansion of Matlock to the higher slopes of the Derwent Valley out of character with the overall settlement pattern that is currently confined to lower valley slopes. The scale of the site is
such that there is the potential for significant adverse visual impacts to the wider landscape including views from a large number of sensitive locations.

Historic Environment Comments
AMBER - The County Council Archaeologist noted that there are known historic lead smelting remains and suggests that a substantial post-consent scheme of archaeological work is required. High
historic landscape value as very well-preserved enclosure period landscape.
AMBER - The Conservation Officer advises that development may result in harmful impact on the significance / setting of a designated heritage asset. Potential heritage assets which may be affected;
including Listed Buildings – Wolds Farm (Grade II); Conservation Areas –Matlock Bank; Historic Environment Record – MDR13570 – Matlock Moor Quarry; MDR8654 – Stone Axe (find) and MDR5105
– Earthwork (The Wolds); Other – OS Map 1899 - Covered reservoir; western part of the site contained a rifle range and pre-parliamentary field boundary pattern. Development is in close proximity to
the listed building. Development may result in harmful impact to the setting of the listed building. Development is likely to result in minimal impact on the setting of the Conservation Area. Development
is likely to result in minimal impact on the non-designated heritage assets. Any development must have due regard to the setting of the listed building.
Derbyshire Wildlife Trust Ecology Comments
RED -Derbyshire Wildlife Trust has advised that the development of the site will result in very high impact upon local wildlife and biodiversity. Part of the site includes Habitats of Principal Importance
including Lowland Dry Acid Grassland and Purple Moor-grass and Rush-pasture as well as hedgerow. The loss of the former two habitat types requires bespoke compensation due to unacceptable
loss. The remainder of the site supports mostly modified grassland, hedgerows and scattered trees. The loss of the habitats would impact some protected species and Species of Principal Importance.
It will be challenging to address the loss of the Habitats of Principal Importance that are present at the site. In addition, the large loss of modified grassland will also generate a relatively high loss of
habitat. Significant off-site compensation would be essential if development at this site were to take place. There may be opportunities to reduce the footprint of the development to avoid and retain
key habitats and to allow for habitat enhancement on-site.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority have assessed the site and concluded that a suitable access can be achieved to the site from Pinewood Road, subject to controlling adequate land, with no ransom
element, to enable the Pinewood Road ‘corridor’ to be extended into the development site with carriageway and footways. Pinewood Road better suited to provide primary access to the site although
other cul-de-sacs may be capable of serving additional dwellings or providing additional connections to provide a more permeable layout.
Hurker Rise is suitable, subject to controlling adequate land, with no ransom element, to enable the Hurker Rise ‘corridor’ to be extended with carriageway and footways. More limited geometry than
Pinewood Road, although likely to be capable of serving additional dwellings.
Access from Far Cross is possible subject to controlling adequate land, with no ransom element, to enable the Far Cross ‘corridor’ to be extended with carriageway and footways. More limited geometry
than Pinewood Road / Hurker Rise, although likely to be capable of serving a very small number of additional dwellings.However need to ensure Pinewood Road, Hurker Rise and Far Cross can be
extended to gain access to development site, without ransom.

There will be an adverse impact upon the surrounding highway network from the development of the site. Additional development will increase vehicle movements along Cavendish Road, which has
limitations in terms of operational carriageway width and capacity due to on-street parking and concentration of traffic through a single point of access. Cavendish Road will be very sensitive to
increases in traffic activity. Consideration should be given to developing in conjunction with SHLAA225 to provide link through to Gritstone Road to alleviate pressure on Cavendish Road and provide
a more convenient street network to route the bus service – some improvements could be made to Gritstone Road to accommodate increases in traffic volume.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority has advised that the site is less than 10 minute walk to the nearest bus stop (i.e. less than 800m). There is a bus route on Cavendish Road / Wolds Rise, but bus
stops are likely to be within reasonable walking thresholds from any new development (depending on any proposed site layout), especially if links can be provided via Hurker Rise / Far Cross.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER -The Highways Authority advise that the site is located on the edge of existing residential development and whilst the town centre may be within a 2km walking isochrone, distance wise, the
walking route is challenging in terms of gradients. 10-20 minute walk to existing services and facilities (i.e. 800-1600m)
Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN - The Highways Authority advise that there is existing residential environment with footway provision for pedestrians.
Derbyshire Education Authority Comments
AMBER
All Saints Primary School
The Derbyshire Education Authority has advised that depending on the timing of the site coming forward in relation to other sites, a contribution may be required. It is noted that if all SHELAA sites in
this primary normal area were to come forward, pupil yields may be in excess of the All Saints primary school's capacity to expand, necessitating requests for contributions towards expansion of
alternative local schools.
Highfields School
The Derbyshire Education Authority advise that the Highfields Secondary School is currently projected to be over capacity in 5 years, due to current housing development. It is noted that the academy
have re-assessed their accommodation and may reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan agreed with the Multi Academy Trust. It is
noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around two thirds of the housing yield
from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and around Matlock. Note that this
comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater, Severn Trent has no comments.
AMBER - Severn Trent has advised that the potential impact on sewerage infrastructure is high, due to development size and potential impact on downstream assets, and downstream reported
incidents. There are multiple reported flooding incidents and multiple CSOs within the area immediately downstream of this large development site. However to address these issues, Severn Trent
have advised that improvements are planned and government funding has been allocated for improvements in the Matlock area to help alleviate pressures on the current system.
GREEN - The potential impact on surface water sewerage infrastructure is low (assuming use of SUDs and discharge to watercourse).

Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a greenfield site, which lies within the existing Settlement Development Boundary of Matlock to the north of the town. The site consists of an undulating, elevated plateau. Pastoral fields
bounded by dry stone walls. Tree belt on the western boundary. The main part of Matlock is generally contained within the valleys to the south. Newer residential development has encroached onto
high ground to the south of the site. The site covers an area of 23.6 hectares and is currently allocated in the Derbyshire Dales Local Plan (2017) for 432 houses under Policies DS4 and HC2(W).
There is an outstanding planning application pending on the site (18/01242/EIA).
The site is situated in flood zone 1 and the Local Lead Flood Authority report there are four areas of surface water across the site. The Environment Agency advise that the site is situated within the
Bentley Brook catchment and the emerging update to the SFRA recommends looking at opportunities for future development within this catchment to provide a betterment on existing greenfield runoff
rates.
The potential impact on sewerage infrastructure is high, due to development size and potential impact on downstream assets, and downstream reported incidents. To address these issues, Severn
Trent have advised that improvements are planned and government funding has been allocated for improvements in the Matlock area.
The site occupies an elevated position and the scale of the site is such that there is the potential for significant adverse visual impacts to the wider landscape including views from a large number of
sensitive locations. The Landscape Officer concluded there is capacity for development within the least sensitive parts of the site, to the southern and eastern boundaries as an extension to the
existing built edge. Impacts increase the further the site is developed to the north.
The Highways Authority have concluded that several points of access can be achieved across the site, from Pinewood road and Hurker Rise and Far Cross subject to controlling adequate land, with
no ransom element. There will be an adverse impact upon the surrounding highway network. Consideration should be given to developing in conjunction with SHLAA225 to provide link through to
Gritstone Road to alleviate pressure on Cavendish Road and provide a more convenient street network to route the bus service, some improvements could be made to Gritstone Road to accommodate
increases in traffic volume.
Derbyshire Wildlife Trust report the development of the site will result in very high impact upon local wildlife and biodiversity. Part of the site includes Habitats of Principal Importance including Lowland
Dry Acid Grassland and Purple Moor-grass and Rush-pasture as well as hedgerow. The loss of the former two habitat types requires bespoke compensation due to unacceptable loss. Significant offsite compensation would be essential if development at this site were to take place. There may be opportunities to reduce the footprint of the development to avoid and retain key habitats and to allow
for habitat enhancement on-site.
Further discussions are ongoing between the District Council, Developers and Derbyshire Wildlife Trust with regards to the extent to which mitigation through an off site compensation scheme can be
achieved for habitats.Issues regarding secondary school and health provision are to be addressed through the phasing of the site. The site is concluded as developable.

Site Address:
Land off Brook Lea
Matlock Green
Matlock
Site Area (Ha): 4.5
Housing Capacity:

SHLAA Reference:
SHLAA293
Employment Land Site (Ha):

Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objection however noted that there is possibly high lead levels/radon on the site.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1 but borders 2 at the northern border, contains two areas of surface water on western edge of site, one
watercourse to the west of the site and one flood record t
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency set out that whilst the site is situated in flood zone 1, it would appear that access and egress to this site could be through flood zone 2 on Brook Lea. The emergency
planner should be consulted for their comments if this is the case. This proposed site is situated within the Bentley Brook catchment and the emerging update to the SFRA recommends looking at
opportunities for future development within this catchment to provide a betterment on existing greenfield runoff rates. The Environment Agency have set out that the the proposed site appears to be
for a large sized development and future development should also look at opportunities to provide flood risk improvements, and environmental enhancements. The site is situated on a Secondary
Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.

Landscape Comments
RED - The County Council Landscape Officer has advised that the development of the site will result in strategic impact upon landscape sensitivity. The site comprises several pastoral fields enclosed
by hedgerows with a number of mature hedgerow trees to the east of Highfields School, Starkholmes on the lower slopes below Riber Castle (Listed building). Located within an area of broader
sensitivity (AMES), the site is included within an area TPO and abuts the Old Matlock Conservation Area with additional protected trees along its northern boundary. Much of the area is not visually
prominent screened by existing mixed development to the west of the site. More distance views may be visible from the rising ground to the north including the approaches to Matlock along the A632.
There are several environmental sensitivities associated with this site with the potential for adverse impacts on landscape, ecological and historic features that would affect the overall landscape
character of the area.
RED - D& LP Consultants conclude that the site is ecologically and visually sensitive to change, development would have a great potential to have significant adverse landscape impacts and significant
adverse visual landscape impacts. The sensitivity of visual impacts is heightened by the historic and cultural associations between Matlock and Riber Castle.

Historic Environment Comments
AMBER - The County Council Archaeologist noted: the immediate setting of Conservation Area, and Listed Buildings around Lower Mill. It may not be appropriate to allocate in full. Setting study
needed to advise on this.
RED- The Conservation Officer has advised that development is likely to result in harmful impact on heritage assets. Development is likely to result in harmful impact on the setting of the Conservation
Area and views of Riber Castle. The site falls wholly within an area identified as pre-parliamentary enclosure field system. There is potential for impact on associated archaeological interest from the
Corn Mill and mill pond. The site is adjacent to / abutting the Old Matlock Conservation Area. There is no potential for mitigation or enhancement. Development is likely to result in harmful impact on
the setting of the Conservation Area and views of Riber Castle.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that they consider the potential impact of development on wildlife and biodiversity in the site is high. The site includes a series of quite small fields divided
by hedgerows with mature trees and some woodland / copses present. The grassland is not known to be species rich, but in situations like this, there is a possibility that pockets of more diverse
grassland habitat will have survived and aerial imagery suggests the possible presence of rush-pasture or similar habitat type. There could acid and/or neutral grassland present.The site supports
structurally diverse countryside with mature trees, hedgerows, scrub and grassland habitats possibly including areas of rush-pasture as well as small copses. Loss of these habitats is likely to require
significant off-site biodiversity compensation.
Derbyshire Highways Authority Comments – Access
RED- There are significant issues with access. No safe access can be achieved from the site. The Highway Authority have advised that Brook Lea is not an adopted highway and in its current form is
unlikely to meet geometric or construction criteria to facilitate further residential development. There is also a considerable level difference between the site and Brook Lea, it is therefore difficult to
see how acceptable access arrangements could be achieved.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Within 5 -10 minutes walk of a bus stop (74m to nearest bus stop on Church Street, Stalkholmes).
Derbyshire Highways Authority Comments – Access to shops, services and facilities
GREEN - The Highways Authority has advised that the site lies on the edge of existing small residential area, and within walking distance to Matlock Green.Less than 10 minute walk (i.e. less than
800m) to nearest shops and facilities. Nearest larger Shopping centre is Matlock Town Centre.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED- The Highways Authority advise that there is no suitable access to the footway network.

Derbyshire Education Authority Comments
AMBER
St Giles Primary School
The Derbyshire Education Authority advises that a contribution to primary education is likely to be required. St Giles Primary School appears to offer scope for expansion, subject to feasibility and
consents, but this may be less than is required because of other developments should all developments come forward.
Highfields School
The Derbyshire Education Authority advises that the school is currently projected to be over capacity in 5 years, due to current housing development. It should also be noted that the academy have
re-assessed their accommodation and may reduce their capacity. The Authority state that the feasibility to expand the school will need to be explored by DCC and a plan agreed with the Multi
Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around two thirds
of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and around
Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
AMBER - Severn Trent has advised that potential impact on sewerage infrastructure is high, due to development size and potential impact on treatment works. No HFRR points or pollution points that
will be directly repeated by this development, however a development of this size will have a large impact on the network and Treatment works. Severn Trent has advised that planned improvements
to treatment works in the Matlock area will help in alleviating pressures on the current system.
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a greenfield site, which abuts the existing settlement of Matlock. The site is currently used for farming and agriculture. The site is close to local services and facilities of Matlock Green and
Starkholmes. However, there are many constraints which restrict the development of this site.
There are no flood risks associated with the development of the site. The Environment Agency has however advised that whilst the site is situated in flood zone 1, it would appear that access and
egress to this site could be through flood zone 2 on Brook Lea. It is recommended that the emergency planner should be consulted for their comments if this is the case. This site is situated within the

Bentley Brook catchment and the emerging update to the SFRA recommends looking at opportunities for future development within this catchment to provide a betterment on existing greenfield runoff
rates.
The Derbyshire Landscape Officer and Consultants have advised that the development of the site will result in strategic impact upon landscape sensitivity. The site is ecologically and visually sensitive
to change, development would have a great potential to have significant adverse landscape impacts and significant adverse visual landscape impacts. The sensitivity of visual impacts is heightened
by the historic and cultural associations between Matlock and Riber Castle. The Conservation Officer advises that the development is likely to result in harmful impact on the setting of the Conservation
Area and views of Riber Castle.
Derbyshire Wildlife Trust consider the potential impact of development on wildlife and biodiversity in the site is high. The site supports structurally diverse countryside with mature trees, hedgerows,
scrub and grassland habitats possibly including areas of rush-pasture as well as small copses. Loss of these habitats is likely to require significant off-site biodiversity compensation.
The Highway Authority have concluded that the current access to the site is unsuitable as it does not front onto an adopted highways and the steepness of the site and changes in levels of gradients
would make any new access to the site very difficult.
Severn Trent have advised that there is potentially a high impact on sewerage infrastructure network from the development of this site. There are however no other significant infrastructure issues
associated with the development of this site.
Overall this is a very constrained site and it is therefore considered that it is undevelopable.

Site Address:
Land South of Chesterfield Road, Matlock
Site Area (Ha): 4.28
Housing Capacity: 64

SHLAA Reference:
SHLAA302
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections possible high lead levels/radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, one watercourse to the west of the site and zero flood records
nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. This proposed
application is situated within the Bentley Brook catchment and the emerging update to the SFRA recommends looking at opportunities for future development within this catchment to provide a
betterment on existing greenfield runoff rates. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
Landscape Comments
RED - The County Council Landscape Officer has assessed development of the site to have a major impact on landscape sensitivity. The site consists of several fields off Chesterfield Road opposite
the Cardinshaw Road development and north-east of Quarry Lane on the extreme northern edge of Matlock. The land comprises farmland enclosed by dry stone walls, occasional boundary trees,

and areas of scrubby woodland that generally conforms to the wider landscape character. The site is visually prominent from the A615 and gently rising ground and would be visible from elevated
vantage points in the wider landscape to the north-west of the site across Chesterfield Road. It presently provides visual continuity with the rural area further northeast and to distant hills to the south.
Whilst there are existing agricultural buildings on the site and a prominent small row of cottages visible on the approach the overall impression is one of open undeveloped farmland. Development
along Chesterfield Road would visually link to the denser existing development and extend the perceived transition to the urban area, it would block wider views to the countryside and be a marked
change in the settlement pattern.
RED - DL&P Consultants conclude that development of this site would constitute further intrusion into the countryside extending development into more sensitive landscape at some distance from the
town centre. As a result cumulatively with existing new development in the area this would have a high adverse impact on landscape character, visual amenity and settlement pattern.
Historic Environment Comments
GREEN - The County Council Archaeologist notes that several historic environment records for post-medieval brickworks, quarrying, Methodist Church.
GREEN - The Conservation Officer advises that development is likely to result in minimal impact on heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that development of the site will have low impact upon wildlife and biodiversity. There are areas of deciduous woodland present and a small area of
what could be bracken underscrub or possibly heathland. There is no information regarding the grasslands. If the grasslands are species poor modified grassland and the woodland and
scrub/bracken/heath can be avoided the impact could be reduced to low. Biodiversity net gain could probably be achieved on site, but may require retention of woodland habitat and the grassland will
need to be of low value. Even then, there could be a need for a small off-site scheme.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority advise a suitable access could be achieved from the site, but that careful consideration needs to be given to location of access point, as it may require loss of trees
/ vegetation along the site frontage to achieve satisfactory visibility sightlines. There is a large layby fronting site that provides parking for nearby properties and would need to be retained. Likely to be
a single point of access to serve the site. It is unlikely individual frontage access points could be provided with adequate visibility sightlines. There is no access to Quarry Lane.
Derbyshire Highways Authority Comments - Public Transport
GREEN - The Highways Authority advise that there are bus stops within the site frontage (north and south bound). Public rights of way in the vicinity, however, it is unlikely they would be used for
anything other than leisure activities (i.e. no meaningful destinations).
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority advise that there are very limited residential facilities nearby and whilst the town centre may be at the extremity of a 2km walking threshold, distance wise, the walking
route is challenging in terms of gradients.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highway Authority advise that footway provision is required to support development, linking to existing provision for a continuous southbound route. No footway fronting site. Measures
to assist pedestrians crossing the A632 may also be required, to access northbound bus stop. May require southbound bus stop to be relocated, depending on location of any proposed access to
serve the site.

Derbyshire Education Authority Comments
AMBER
Castle View Primary School
The Derbyshire Education Authority has advised that depending on the timing of the site coming forward in relation to other sites, a contribution may be required. It should be noted that if all SHELAA
sites in this primary normal area were to come forward, pupil yields may be in excess of the school's capacity to expand, necessitating requests for contributions towards expansion of alternative local
schools.
Highfields School
The Derbyshire Education Authority advises that the Highfields School is currently projected to be over capacity in 5 years, due to current housing development. It is noted that the academy have reassessed their accommodation and may reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan agreed with the Multi Academy Trust. It is noted that
the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around two thirds of the housing yield from the 20
sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and around Matlock. Note that this comment also
stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
AMBER- Severn Trent has advised that the potential impact on the sewerage infrastructure is high due to development size and potential impact on ancillaries.There are two historical pollution points
downstream, but these are thought to be caused by blockage which should not be increased by this development. However the suggested number of houses will impact d/s CSOs and SPS'. Severn
Trent has advised that planned improvements to treatment works in the Matlock area will help in alleviating pressures on the current system.
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
AMBER - Officers observed on a site visit that telegraph poles run across the site that would need to be re-routed underground.
Other Material Policy Considerations
None

Conclusions
This is a greenfield site adjacent to the built up settlement of Matlock and lies adjacent to existing residential development to northwest and south west of the site. The site consists of several fields off
Chesterfield Road opposite the Cardinshaw Road development and north-east of Quarry Lane on the northern edge of Matlock. The site is more level ground close to the road rising up progressively
steeply in the south east to a series of disused quarries which occupy the steepest slopes. The former quarries are now densely wooded.

The Highways Authority advise a suitable access could be achieved from Chesterfield Road but that careful consideration needs to be given to location of access point to achieve satisfactory visibility
sightlines. Footway provision is required to support development. The site is a long distance from the town centre of Matlock and the majority of services and facilities are over a 30 minute walk,
placing more reliance upon private vehicle journeys.
The Derbyshire Landscape Officer has assessed development of the site to have a major impact on landscape sensitivity. The site is visually prominent from the A615 and gently rising ground and
would be visible from elevated vantage points in the wider landscape to the north-west of the site across Chesterfield Road and is likely to have a significant negative impact on the approach to
Matlock. As a result cumulatively with existing new development in the area this would have a high adverse impact on landscape character, visual amenity and settlement pattern. However mitigation
on site could be achieved by setting back any proposed development from Chesterfield Road and softening development with tree planting, which could help reduce the negative impacts of intrusion
of development into the countryside. However, visual continuity with the wider rural outlook would be lost and a visual connection would be made with the existing new development resulting in limited
reduction in impacts.
The development of the site may have a potential impact on sewerage network, however planned improvements to the treatment works in the Matlock area which will alleviate any added pressures.
Issues regarding secondary school provision are to be addressed. The potential impacts of development upon the historic environment, flood risk, surface water, biodiversity and wildlife are assessed
as low.
Given the potential impact upon landscape sensitivity and settlement pattern, the site is considered to only be partially developable. It is considered that the lower parts of the site fronting Chesterfield
road would the less invasive parts of the site and mitigation could be achieved. Therefore the site is considered to be 50% developable.

Site Address:
RBS
8-10 Snitterton Road
Matlock
Site Area (Ha): 0.35
Housing Capacity: 24

SHLAA Reference:
SHLAA344
Employment Land Site (Ha):

RBS
8-!0sni-road

Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objection, noting possible noise from trains and presence of Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, one watercourse and six flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site is
situated on a Primary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
Landscape Comments
AMBER - The County Council Landscape Officer has assessed that the redevelopment of this site will have a moderate impact on landscape sensitivity. This site includes the former RBS building in
Matlock and the grounds to the rear and fronting Dale Road South, near Matlock bridge. The main building and colonnade are listed structures and the site lies within the Matlock Bridge Conservation

Area. A single weeping beech adjacent to the colonnade and other trees to the north are protected by TPO.The former RBS occupies a visually prominent position adjacent to the bridge in Matlock. It
is clearly visible to town centre users and on approaches to the north-east, north-west and south-east.There are several sensitivities associated with this site relating to landscape/townscape and the
historic environment but overall it is felt that there is capacity for the sensitive redevelopment with an architect/urban design led approach.
Historic Environment Comments
AMBER - The County Council Archaeologist has noted that the former bank building is Grade II Listed.
RED - The Conservation Officer has advised that development of part of the site is likely to result in harmful impact to the significance / setting of the heritage assets and development of the remaining
part of the site may result in harmful impact to the significance / setting of the heritage assets. Development of any land forward of the back line of the existing Bank buildings, including on the site of
the terrapin is likely to result in harmful impact to the significance / setting of the heritage assets. Development of the land between the back line of the existing Bank buildings and the railway line may
result in harmful impact to the significance / setting of the heritage assets. With regard to development of the remaining part of the site this needs to be considered in terms of density, scale, mass,
form, layout, materials and design, in order that development will not result in harm to the significance / setting of the heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that potential impact on biodiversity and local wildlife is low. The buildings on site may support bats and there are trees present, which should ideally
be retained. Achieving a net gain should be relatively straightforward with on-site enhancements.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that no satisfactory access can currently be achieved from the site from Snitterton Road. The site operates on an informal one-way system around the existing
buildings – in via the western access and out via the eastern access. Both access points exhibit limited levels of emerging visibility due to the proximity of adjoining buildings, gate pillars and high
roadside walls. A suitable access may be possible dependent upon the sensitivity of roadside boundary treatments and whether any improvements at the access point could be offered. The site does
however have an extant use in planning terms which could offset a quantum of alternative development. In the absence of any improvements the Highway Authority would look for a scale of
development that was comparative in traffic generating terms to the extant uses.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Site is situated adjacent to Matlock Rail and Bus station.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
GREEN - The Highways Authority advises that services and facilities are found within 5 minutes walk and the site is located within Matlock Town Centre Shopping area, providing a good level of local
services and facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN - The Highways Authority advises that safe walking and cycling links and opportunities for enhancement are prevalent in the areas around the site. The Authority also advise that there are
pavements leading onto the site from Snitterton Road.
Derbyshire Education Authority Comments
AMBER
St Giles Primary School
The Derbyshire Education Authority advises that a contribution to education is likely to be requested.

Highfields School
The Derbyshire Education Authority also advises that the school is currently projected to be over capacity in 5 years, due to current housing development. It should also be noted that the academy
have re-assessed their accommodation and may reduce their capacity. The Authority advises that the feasibility to expand the school will need to be explored by DCC and a plan agreed with the
Multi Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around two
thirds of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and around
Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that in terms of impact on sewerage infrastructure the site does not meet assessment threshold for individual site but consider localised cumulative impact
GREEN - Severn Trent has advised that in terms of impact on surface water sewerage infrastructure the site does not meet assessment threshold for individual site but consider localised cumulative
impact
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
A planning application (20/01332/FUL) for or 24 dwellings was refused 29th June 2021 due to the identified harm to heritage assets, not outweighing the public benefit.

Conclusions
This is a brownfield site, situated within a prominent position within Matlock Town Centre, close to railway and bus stations and town centre car parks and lies within the Settlement Development
Boundary. The site consists of former bank buildings that are now vacant. The site is overlooked by residential and other development on rising ground in the north, railway footbridge to the west
and town centre users generally. This site is a very historically sensitive site. The bank building is grade ll listed and the site lies within the Matlock Bridge Conservation Area. Within the sites are
feature trees protected by TPOs and other features include the colonnade at the junction of Snitterton Road with Dale Road South, associated mature weeping beech tree, additional mature trees and
other garden planting. The site is currently allocated for residential development within the Derbyshire Dales Adopted Local Plan (2017) under Policy HC2 (u).
This is a very historically sensitive site. Any development of any land forward of the back line of the existing Bank buildings, including on the site of the terrapin is likely to result in harmful impact to
the significance / setting of the heritage assets. The development of the land between the back line of the existing Bank buildings and the railway line may result in harmful impact to the significance /
setting of the heritage assets. Any potential development of the site should have due regard to density, scale, mass, form, layout, materials and design, in order that development will not result in harm
to the significance / setting of the heritage assets. A suitable access may be possible dependent upon the sensitivity of roadside boundary treatments and whether any improvements at the access
point could be offered.
Overall it is considered that the site is developable and deliverable, but care needs to be given to the impact on heritage assets, particularly detailed design of the redevelopment of the site.

Site Address:
Land at Halldale Quarry, Snitterton Road, Matlock
Site Area (Ha): 27.0
Housing Capacity: 220

SHLAA Reference:
SHLAA435
Employment Land Site (Ha):2.0
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has commented that there may be the potential for contamination issues and radon gas on site.
Derbyshire County Council Minerals & Waste Comments
GREEN - The County Council Minerals Officer has advised that Halldale Quarry, Hopton Quarry and Middleton Mine are classified as being dormant i.e. they would require a new set of conditions to
be submitted and approved before they could recommence production. As such, the resources within these quarries are not included as permitted reserves in our figures. The site is dormant and no
longer required for mineral extraction.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is in Flood Zone 1, there are pockets of surface water, one watercourse to the North of the site and no flooding incidents.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency advise that the site is situated on a Principal Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. The historic use of
the site may have been contaminative and therefore appropriate investigations and remediation will need to be undertaken. The proposed allocation appears to be over 150m away from the nearest
mains connection. A development of this size should be connected to the mains drainage as opposed to using a non mains option.
Landscape Comments

RED - The County Council Landscape Officer has assessed the site to have strategic impact upon landscape sensitivity. The site consists of a former limestone quarry on rising ground to the southwest of Matlock town centre now characterised by dense naturally regenerated vegetation with some exposed quarry faces. The site is located in an area of secondary sensitivity and is approx 400m
from the Peak Park boundary.The site occupies a visually prominent location on rising ground that overlooks Matlock and its residential environs. There is potential for significant visual effects from
elevated locations to the north/north-east although at the present time the site is well mitigated by naturally regenerating self-set vegetation. Will be viewed in the context of the emerging development
at Cawder Quarry.There is the potential for significant landscape character, visual and ecological effects associated with the development of this site. There may be capacity for development but this
needs to be considered strategically alongside the proposed site ref SHLAA780 because this is a fundamental shift in the direction of growth for Matlock. Any allocation should be supported by a
detailed development brief and masterplan.
Historic Environment Comments
GREEN - The Derbyshire County Archaeologist has assessed the site to have some limited potential for lead mining remains – previous applications have been conditioned for archaeological
monitoring.
GREEN - The Conservation Officer has advised that the site all falls within the 20th century quarry working area. The Conservation Officer has advised that development of the site is likely to result
in minimal impact to/on the significance and setting of the heritage assets.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that development of the site will have a high impact upon biodiversity and local wildlife. The site supports a mosaic of grassland habitats including an
estimated 5 - 7 ha of open mosaic habitat on previously developed land, 7 - 10 ha of woodland and scrub, several ponds and areas of bare ground/rock. A range of protected species are present as
well as a number of species of animal and plant that are of conservation concern due to local and national declines.Previous proposals for the site have retained significant areas of habitat within the
site and this will reduce the overall impact, but the site assessment has not previously included a full Biodiversity Metric evaluation. It is probable that some off-site measures would also be needed in
order to avoid a net loss of biodiversity and to achieve a net gain for biodiversity.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority has advised that a suitable access is available via Matlock Spa Road/ Snitterton Road. The site has a significant roadside frontage however topographical constraints
are likely to physically limit access options into the quarry. There is an existing access point into the quarry which is considered acceptable, although modifications will be required to serve residential
development. An appropriate design solution is required to deter traffic movements through Snitterton.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Site is within 5-10 minutes walk of bus stop on Snitterton Road or Matlock Spa Road.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority has advised that access to public transport would potentially be available at Matlock, although the walking route for pedestrians is likely to be a barrier to encourage
its use. No bus services currently pass the site. Matlock town centre is again within likely walking thresholds, however the walking route available to pedestrians would be a barrier to its use. Residents
are likely to be reliant on the private motor car for everyday trips to and from the site.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority has advised that the nature of the rural highway network in the vicinity of the site access point lacks adequate pedestrian footways and has limited street lighting
and will require new pedestrian access to be provided as part of the development of the site.

Derbyshire Education Authority Comments
AMBER
St Giles Primary School
The Derbyshire Education Authority advises that a contribution to primary education is likely to be required. St Giles Primary School appears to offer scope for expansion, subject to feasibility and
consents, but this may be less than is required because of other developments should all developments come forward.
Highfields School
The Derbyshire Education Authority advises that the school is currently projected to be over capacity in 5 years, due to current housing development. It should also be noted that the academy have
re-assessed their accommodation and may reduce their capacity. The Authority state that the feasibility to expand the school will need to be explored by DCC and a plan agreed with the Multi
Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around two thirds
of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and around
Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
AMBER - Severn Trent has advised that there is a potential high impact to sewerage infrastructure, due to development size and potential impact on ancillaries. Based on a review of topography, it is
anticipated a connection can be made into the existing system via gravity and use of SUDS. Severn Trent have also advised that improvements are planned and government funding has been
allocated for improvements in the Matlock area.
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs)
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
Halldale Quarry is an extensive former limestone quarry situated in an elevated location to the south west of Matlock against the wider backdrop of Masson Hill and lies within the Settlement
Development Boundary of Matlock. It is accessed via Snitterton Road the entrance being close to the junction with Matlock Spa Road. The site is currently allocated within the Derbyshire Dales Local
Plan for mixed use housing and employment development, under Policies DS5, HC2(v) & EC2(e).
A suitable access is available via Matlock Spa Road/ Snitterton Road. There is the potential for significant landscape character, visual and ecological effects associated with the development of this
site,however at the present time the site is well mitigated by naturally regenerating self-set vegetation. There is some limited potential for lead mining remains and the site is potentially contaminated

or unstable and requires further investigation and remediation. There is a potential high impact to sewerage infrastructure, however improvements are planned and government funding has been
allocated for improvements in the Matlock area. Development of the site will have a high impact upon biodiversity and local wildlife.It is probable that some off-site measures would also be needed in
order to avoid a net loss of biodiversity and to achieve a net gain for biodiversity. Capacity issues regarding school provision and health facilities are to be addressed as part of any development of
the site.
Whilst there remains constraints on the site, the District Council has been working closely with the developer to overcome and address these by appropriate mitigation measures and master planning
of the site. There is currently a planning application for reserved matters pending on the site and it is assumed that the site will come forward for development in the immediate future. The site is
therefore assessed as developable and deliverable.

Site Address:
Bentley Bridge Road, Matlock Town CP, Matlock, Derbyshire Dales, Derbyshire,
Site Area (Ha): 2.01
Housing Capacity:

SHLAA Reference:
SHLAA447
Employment Land Site (Ha):

6mtk,y Briaqe Road, Matfod< Town CP, MatkJcl<.
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, noting possible high lead levels/Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1 but also in Zones 2 & 3 in the western corner of the site, contains one area of surface water, one
watercourse at the western border and no flood records nearby
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER- The Environment Agency has commented that the site is situated mainly in floodzone 1. Part of the western part of the site is situated in flood zone 3 and is next to the Bentley Brook which
is an ordinary watercourse at this point. Development should be kept out of the areas shown to be in areas of flood zone 2 and flood zone 3. If this isn’t the case, the sequential test will need to be
undertaken by the LPA to determine if development is acceptable at this location. If development is to be proposed on this site a sequential approach to development should be undertaken to ensure
the most vulnerable development is situated in areas of least flood risk. Access and egress to the site should be situated within flood zone 1. If access and egress is proposed through flood zone 2
and/or flood zone 3 then the emergency planner should be consulted for their comments on the site. This proposed application is situated within the Bentley Brook catchment and the emerging update
to the SFRA recommends looking at opportunities for future development within this catchment to provide a betterment on existing greenfield runoff rates. Historic landfills are situated nearby to the

development site and the developer will need to ensure that the appropriate investigations and remediation are undertaken. The site is situated on a Secondary Aquifer, and care should be taken to
avoid the potential for pollution of the groundwater resource.
Landscape Comments
GREEN - The County Council Landscape Officer has advised that development of the site will have a minor impact on the landscape sensitivity. Additional pastoral fields enclosed by drystone walls
on gently rising ground to the south-east of existing residential development at Bentley Bridge. Land is located within an area of wider sensitivity (AMES) and is consistent with wider landscape
character. Part of the site is visible from the A632 approaching Matlock although the majority of the land is now screened by existing new development at Bentley Bridge.Proposed development will
slightly heighten the visual impacts associated with the existing development at Bentley Bridge and impact further on the established character of the landscape at this area. However, the majority of
the area is screened by existing development, vegetation and landform so this would constitute a modest extension to an existing development area.
Historic Environment Comments
RED - The County Council Archaeologist has noted that the site lies immediately adjacent to Scheduled Monument, Lumsdale Mills, and within setting buffer established during previous planning
process for Thornberries. Unacceptably harmful to Monument through setting, allocation unsound.
RED - The Conservation Officer concludes that development of the site is likely to result in harmful impact(s) to/on the significance/setting of the designated and non-designated heritage assets.
Potential heritage assets which may be affected include Scheduled Monument – (1417570) Lumsdale Mills & associated water management features; Conservation Area - Lumsdale; Historic
Environment Record – MDR13817 – Bentley Brook Quarries (19th C); MDR16514 – Ivy Cottage (mid-19th C); Other – OS Maps – a section of ‘Old Stone Lane’ crosses part of the site (accessing
Bentley Brook Quarries). Development of the site will eradicate an existing open landscape buffer between the modern development (to the north/north-west) and the designated and non-designated
heritage assets. Development of the site is likely to result in harmful impact(s) to/on the significance/setting of the designated and non-designated heritage assets.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that the impact of development on wildlife and biodiversity is moderate to high. The site supports semi-natural grassland that is thought likely to be of
some value for biodiversity value and could potentially qualify as one or other of the grassland Habitats of Principal Importance. Possibility of protected species. Achieving a net gain at this site will be
challenging, as the potential loss of grassland habitats will generate a significant requirement for off-site compensation. Unlikely to be achievable through retention and/or creation of habitats on-site.
Derbyshire Highways Authority Comments – Access
RED- The Highways Authority as advised that there is currently no satisfactory access currently to the site. The site does not form a link to the public highway. Potentially an access could be
developed, but land ownership/access rights will need to be established between the Thornberries site and this SHLAA site. There is also a significant level difference between the end of the internal
access road within the Thornberries development and the likely access location to this SHLAA site. The access road linking the SHLAA site with Thornberries will require regrading to form an
acceptable access. The level difference between the existing access roads within the Thornberries site and the SHLAA site will require regrading.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Officer observed on site that there is a bus stop with 5-10 minutes walk of the site.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority has advised that the site is remote from larger scale amenities with there being a high likelihood of a reliance on private vehicles to access amenities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN - The Highways Authority has advised that the site lies on the edge of an existing residential area. Minor local amenities and residential facilities and bus services available within walking
distance using existing footway network.

Derbyshire Education Authority Comments
AMBER
Castle View Primary School
The Education Authority has advised that depending on the timing of the site coming forward in relation to other sites, a contribution may be required. It should be noted that if all SHELAA sites in this
primary normal area were to come forward, pupil yields may be in excess of Castle View Primary school's capacity to expand, necessitating requests for contributions towards expansion of alternative
local schools.
Highfields School
The Authority also advises that the Highfields Secondary School is currently projected to be over capacity in 5 years, due to current housing development. It should also be noted that the academy
have re-assessed their accommodation and may reduce their capacity. The Authority state that the feasibility to expand the school will need to be explored by DCC and a plan agreed with the Multi
Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around two thirds
of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and around
Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure - Low impact (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site lies within the Settlement Development Boundary of Matlock. New residential development Thornberries estate lies to the north west of the site. The eastern boundary is defined by a high
ridge, the site of the former Lumshill Quarry, which has now become thickly wooded. Open fields lie to the south of the site.
There are no contamination issues, but high levels of Radon may be present on the site. The Environment Agency has commented that the site is situated mainly in floodzone 1. Although part of the
western part of the site is situated in flood zone 3 and is next to the Bentley Brook which is an ordinary watercourse at this point. Development should be kept out of the areas shown to be in areas of
flood zone 2 and flood zone 3, unless the sequential test is applied.

There are no issues associated with impact upon landscape character. However there are significant issues on the site which will result harmful impact(s) to/on the significance/setting of the designated
and non-designated heritage assets. Development of the site would be unacceptably harmful to Scheduled Monuments by virtue of its impact upon setting.
The Highways Authority as advised that there is currently no satisfactory access currently to the site. The site does not form a link to the public highway. Furthermore the site is remote from existing
services and facilities.
Although there are no significant infrastructure issues there are some moderate concerns in relation to the potential impact upon biodiversity.
The site adjacent was granted planning permission for 86 dwellings 15/00861/FUL on 15th December 2016. A condition was applied as part of the planning permission to protect part of this site to the
east, to act as a buffer between the residential development and the adjacent woodland and protect the scheduled ancient monument adjacent to the site.
Given the limited highways issue and the unacceptable impact upon the scheduled monument immediately adjacent the site, the site is therefore considered not developable.

Site Address:
Land off Snitterton Road (Hall Dale)
Matlock
Site Area (Ha): 5.78
Housing Capacity:

SHLAA Reference:
SHLAA780
Employment Land Site (Ha):

LM780
Land off Snitte<10n Road (Hall Dale)
Matlodl
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections however has noted possible contaminated land /Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, 2 watercourses north east of the site and 5 flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency advise that historic landfills are situated nearby to the development site and the developer will need to ensure that the appropriate investigations and remediation
are undertaken. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. This development will need to ensure that there
is available capacity within the receiving sewerage network and sewage treatment works. Developers and the Local Planning Authority (LPA) should confirm available capacity with Severn Trent
Water before allocating this site. The proposed allocation appears to be over 200m away from the nearest mains connection. A development of this size should be connected to the mains drainage
as opposed to using a non mains option. The developer and the LPA should ensure connection to the mains sewer is acceptable before allocating this site.

Lumsdale Quarry
A licence was issued for the site known as Lumsdale Quarry in July 1977, with the last input of waste taking place in December 1983. The site was licensed to accept construction waste. We hold no
further information about this historic landfill.
Landscape Comments
RED - The Derbyshire Landscape Officer has advised that development will have a major impact on landscape sensitivity on the site. The site comprises 4 no pastoral fields enclosed by dry stone
walls with a number of mature trees along the boundaries on rising ground to the south of Snitterton Road. The land is located within an area of wider sensitivity, is consistent with wider landscape
character, and is in good condition. The site is visible in local views from Snitterton Road and Psalters Lane but also from elevated vantage points within the town to the north-east of the site.
Development of this site is likely to result in significant adverse effects on landscape character, visual amenity and settlement pattern.
RED - D&LP Consultants conclude that this is a visually prominent site highly visible to a very large number of receptors, development has great potential for adverse visual impacts to parts of Matlock,
from numerous public vantage points as well as for residents. Development would also be out of odds with the traditional settlement pattern.

Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues through the potential for lead mining archaeology.
GREEN - The Conservation Officer reports that the development of the site is likely to result in minimal or no impact(s) to/on the significance/setting of the conservation area and heritage assets.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that the development of the site would have a moderate impact upon wildlife and biodiversity. The site supports a series of fields that appear to support
grassland vegetation and are divided by hedgerows. There are scattered hedgerow trees present. We have no information to indicate that the grassland is species rich, but it may still have some
biodiversity value. We are not aware of any protected species directly associated with the site, but breeding birds, reptiles, hedgehogs, bats and badger are all possible. The biodiversity value of the
site is difficult to determine and achieving a net gain at the site could provide a challenge due to the presence of the grassland, hedgerows and trees. Addressing biodiversity loss through on site
retention and enhancement might be sufficient, but it is probable that an off-site compensation scheme would be needed.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority advise that a satisfactory access can be achieved from the site, dependent on achieving appropriate emerging and forward visibility splays. No details are provided
on the scale of development; however, development is unlikely to have a severe impact in isolation.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Officer observed on site that the site lies within 5-10 minute walk of a bus stop (i.e. less than 800m)
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that this is a remote location but with local amenities and residential facilities within walking thresholds but very limited and substandard width footways in
proximity of the site. Bus services available within recommended walking distances but very limited and substandard existing footway network.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that improvements are required to footways and provision of new footways likely to be required as well as new/upgraded street lighting.

Derbyshire Education Authority Comments
AMBER
St Giles Primary School
The Derbyshire Education Authority advises that a contribution to primary education is likely to be required. St Giles Primary School appears to offer scope for expansion, subject to feasibility and
consents, but this may be less than is required because of other developments should all developments come forward.
Highfields School
The Derbyshire Education Authority advises that the school is currently projected to be over capacity in 5 years, due to current housing development. It should also be noted that the academy have
re-assessed their accommodation and may reduce their capacity. The Authority state that the feasibility to expand the school will need to be explored by DCC and a plan agreed with the Multi
Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around two thirds
of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and around
Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
RED -The Derbyshire NHS Estates Strategy identifies GP capacity issues within the Matlock/ Wirksworth/ Darley Dale Strategy area.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
AMBER - Severn Trent has advised that the potential impact on sewerage infrastructure is high, due to development size and potential impact on ancillaries. There are no HFRR or pollution points
downstream of this development, however the number of houses would have an impact on SPS and CSOs downstream. Discharge into the River Derwent. However Severn Trent has advised that
planned improvements to treatment works in the Matlock area will help in alleviating pressures on the current system.
GREEN - Severn Trent advise that the potential impact on surface water infrastructure is low. Surface water should be managed through SUDs, with excess discharging to River Derwent.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a steeply sloping, greenfield site located to the South of Snitterton Road. Limestone Close and Sainsburys located North of the site beyond Snitterton Road. The site lies adjacent to Matlock
Settlement Development Boundary and Housing Allocation HC2 (v) Halldale Quarry for 200 homes to the West and Housing Allocation HC2 (t) Cawdor Quarry for 432 homes to the North/North-West.
The site is surrounded by fields on remaining two sides. The site is adjacent to the adopted highway and the Highways Authority advise a satisfactory access can be achieved from the site, dependent
on achieving appropriate emerging and forward visibility splays.

The Derbyshire County Landscape Officer has advised that development will have a major impact on landscape sensitivity on the site. The land is located within an area of wider sensitivity, is
consistent with wider landscape character, and is in good condition. DL& P Consultants have advised that the site is extremely prominent in numerous viewpoints throughout the higher parts of north
and west Matlock. The site is an important part of the wider rural backdrop to the town, little existing development is visible, and development of the site has the potential for major adverse visual
impacts. Development of this site is likely to result in significant adverse effects on landscape character, visual amenity and settlement pattern. The Landscape Officer has assessed the site to have
significant adverse effect on important landscape characteristics and will introduce unacceptable landscape and/or visual impacts, and advises that the site should not be considered for allocation.
The Environmental Health Officer reports the site is potentially contaminated with radon and requires further investigation.
Given the potential impact of development upon landscape character and visual impact it is considered that the site is undevelopable.

Site Address:
Land to the north of Porter Lane, east of
Main Street, Middleton
Site Area (Ha): 1.16
Housing Capacity: 45

SHLAA Reference:
SHLAA471
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has commented that the site is potentially contaminated and requires further investigation. in addition there are possible high lead levels/radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains one area of surface water representing a combined risk in the east of the site, no watercourses
and zero flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has advised that the site is situated mainly in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site
is situated on an area designated as Source Protection Zone 1 and a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
Landscape Comments
GREEN - The County Council Landscape Officer has assessed the development of the site to result in minor impact on landscape sensitivity.This site comprises rough grassland to the rear of the
new residential development at Jacksons Ley off Porter Lane, Middleton. The land is in an area of wider sensitivity (AMES) and the Middleton Conservation Area. Important and visually prominent

woodland is immediately adjacent to the northern boundary. The site is visually contained by the new development at Jackson's Ley, existing properties along Main Street and vegetation along the
northern boundary.Although site within an area of broader sensitivity (AMES), site has no significant landscape constraints and is visually well contained.
Historic Environment Comments
AMBER - The County Council Archaeologist states that the site lies within Middleton Conservation Area and there is the potential for prehistoric and lead -mining remains.
AMBER - The Conservation Officer advises that the development of the site may result in harmful impact to/on the significance/setting of the Conservation Area. As potential cumulative development
associated visually and physically with the site to its immediate south such intensification of development may also result in harmful impact to/on the significance/setting of the Conservation Area.
Development is unlikely to have a harmful impact on other identified, surrounding heritage assets. Overall the Conservation Officer concludes development of the site may result in harmful impact
to/on the significance / setting of the Conservation Area.
Derbyshire Wildlife Trust Ecology Comments
GREEN - The Derbyshire Wildlife Trust has assessed the development of the site to have low to moderate impact on biodiversity and local wildlife. The site is not known to support any habitats of
high nature conservation value. The main habitat present appears to be unmanaged neutral grassland. This may qualify as 'other neutral grassland' if it is sufficiently diverse. There may also be some
areas of tall herb and scrub. Impacts on protected species are likely to be low, but there are reptiles, amphibians and birds present in the area.
Achieving a net gain at this site is achievable provided the loss of the semi-natural grassland is fully addressed and this may require a small off-site scheme to enhance or create grassland habitat.
Protected species are thought unlikely to be a major constraint, but mitigation may be required.
Derbyshire Highways Authority Comments – Access
RED - The Highways Authority has advised that currently no suitable access can be provided to the site. The site boundary as drawn does not have a frontage or vehicular access point to a public
highway. There is no adjoining controlled land shown. Only potential means of access would appear to be via a shared private drive, not shown as being in the control of the site owner. The developer
of the site has indicated that an access can be provided from main street and an legal agreement over third party land has been finalised. Awaiting written confirmation.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Officer has observed on site that the site is near to bus stops and Middleton is main bus route.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority has advised that services and facilities in Middleton include the Village Hall, Primary School, Public House and Post Office. The Authority has concluded that services
and facilities within Middleton are limited and to access a wider range of services travel to higher order settlements may be required.
Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN - The Highways Authority has advised that there are linking pedestrian footways onto Porter Lane via Jacksons Ley. Porter Lane is a bus route and stops are relatively close to the site. The
Authority adds that there is no obvious pedestrian link onto Main Street and there is a limiteded local facilities with Wirksworth providing the nearest main facilities therefore limitations with distance
and geometry may be a barrier to encouraging walking trips / cycle use.
Derbyshire Education Authority Comments
AMBER
Middleton Primary School
The Derbyshire Education Authority has advised that the normal area school is projecting to have some capacity to accommodate yields from small scale development. However, should this not be
the case at the time of this development coming forward, the site has no scope for expansion and a contribution may be sought for an alternative local school.

Anthony Gell
The Authority advise that it is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth without expansion of
the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473) and the site at
Middleton Road (269) which will definately require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely to require
requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those significant
numbers.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
RED - Severn Trent has advised that active groundwater abstraction boreholes are located within the development site area, therefore there is a significant risk posed to water quality. Severn Trent
adopts a strict "no development" policy within SPZ1 areas (i.e. land within an SPZ1 owned by Severn Trent is subject to strict control measures on land use. Severn Trent also holds the right to refuse
to sell this land). It is strongly advised that the Council considers the adoption of similar principals for this site in the areas overlying the borehole locations and SPZ1 e.g. the restriction of these areas
to green parks, etc.). We advise that these limitations are extended to the SPZ2 areas as well. However, if this is not possible, then we strongly advise that developers are required to adopt suitable
control measures and best industry practices when locating and designing SUDS in the SPZ2 areas. A suitable train of treatment should be implemented where infiltration SUDS are designed in
SPZ2. We recommend that a Hydrogeological Impact Assessment (HIA) is prepared by the developers to explore and assess the effects of the development on groundwater resources.
AMBER - Severn Trent has advised that the potential impact on the sewerage infrastructure is medium due to the impact on downstream sewerage pipes.
AMBER - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is medium due to requirement to relocate current outfall.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
AMBER - Officers observed on a site visit noise from nearby industry.
Other Material Policy Considerations
AMBER - Officers observed on a site visit electricity pylons run across site and will need to be rerouted underground. Individual ownership, but Severn Trent overage .

Conclusions
The site comprises an area of greenfield land close to the southern extent of the existing village of Middleton, lying between new housing development on Porter Lane, an existing industrial/ commercial
site to the north and backing on to existing properties on Main Street. The site is long and rectangular and laid as agricultural pasture with occasional field trees, separated from existing development
in the north by an extensive and mature tree belt planted along sloping ground.The site is currently allocated in the Local Plan for 45 dwellings under Policy HC2 (x) and lies within the Settlement
Development Boundary of Middleton.
The impact of development of the site is low to moderate impact on biodiversity and local wildlife and will result in minor impact on landscape sensitivity. The site lies within Middleton Conservation
Area and there is the potential for prehistoric and lead -mining remains. Development of the site may result in harmful impact to/on the significance/ setting of the Conservation Area.

There are active groundwater abstraction boreholes are located within the development site area, therefore there is a significant risk posed to water quality. Environment Agency has advised that the
site is situated on an area designated as Source Protection Zone 1 and a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.The Local Flood
Lead Authority has advised that there is one area of surface water combined risk in the east half of the site.
The Highways Authority has advised that currently no suitable access can be provided to the site. However the landowner of the site has indicated that access can be obtained via third party land
from Main Street.
Overall, it is considered that the site is developable and the potential impacts upon the Middleton Conservation Area can be mitigated and the groundwater resource safeguarded by careful design of
the site.

Site Address:
Water Lane, Middleton, Wirksworth
Site Area (Ha): 0.52
Housing Capacity:

SHLAA Reference:
SHLAA503
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has advised that the site is potentially contaminated and requires further investigation. In addition there are possibly high lead levels/ radon on site.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. This site is situated in flood zone 1 and any surface water comments
should now be directed to the lead local flood authority as the statutory body for surface water.
Landscape Comments
GREEN - The County Council Landscape Officer has assessed the development of the site to have minor impact of landscape sensitivity. A single pastoral field enclosed by dry stone walls off Water
Lane to the north-west edge of Middleton-by-Wirksworth. The land is in an area of some sensitivity, abuts the Middleton Conservation Area along its southern boundary and is consistent with the key
characteristics of the wider landscape. The site would be visible from properties along Water Lane and Hallcroft and potentially in more distant views from the north west although from these vantage

points the site would be viewed against the backdrop of the existing settlement. Although site within an area of broader sensitivity (AMES) and is consistent with wider landscape character, site has
no significant landscape constraints and is visually well contained. It would benefit from a design brief to create satisfactory interface within open countryside to the north-west and the Conservation
Area to the south.
Historic Environment Comments
AMBER - The County Council County Archaeologist has commented that development may be lead to harmful impacts on the setting of Middleton Conservation Area and on historic landscape
character. There is the possibility of lead mining remains.Tight policy needed, plus recommend archaeological/historic landscape assessment as part of planning application.
AMBER - The Conservation Officer has advised that development may have potential impacts on part of the Conservation Area and its setting and potential impacts on the significance of nondesignated heritage assets within the site (historic lead working shafts) and the division (dry stone walling) marking the two separate fields. The historic environment assessment concludes that
development may result in harmful impact to/on the significance/setting of heritage assets (Conservation Area).
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that development of the site will have a low to moderate impact on biodiversity and wildlife. The site is not known to support any habitats of nature
conservation value, but it does occur in an area where there are many species rich grasslands. Aerial imagery indicates that on balance the grassland is likely to be modified or other neutral grassland
and not a Habitat of Principal Importance. Assuming the grassland is species poor it is likely that net gain could be achieved through a small off-site compensation scheme and possibly some retention
or creation of habitats on site.
Derbyshire Highways Authority Comments – Access
RED - The Highways Authority have assessed the site and concluded that no suitable access can be provided from the site. the site has a limited frontage onto Water Lane. The remainder being a
track carrying a public right of way (footpath) only. There is no adjoining controlled land shown. The development of the site would have an adverse impact on the surrounding network. Water Lane is
of varying and restricted width with no pedestrian margins. Forward visibility restricted in places due to positioning of existing buildings.
There is no alternative access to Water Lane.
Derbyshire Highways Authority Comments - Public Transport
GREEN - The Highways Authority advise nearest bus stop is 5 - 10 minutes walk.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that the sites lies on the edge of existing residential area but there are limited facilities in the village of Middleton.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority advise that there are no margins for pedestrians between the site and New Road.
Derbyshire Education Authority Comments
AMBER
Middleton Primary School
The Derbyshire Education Authority advise that the Middleton Primary school is projecting to have some capacity to accommodate yields from small scale development. However, should this not be
the case at the time of this development coming forward, the site has no scope for expansion.

Anthony Gell
The Education Authority advise that it is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth without
expansion of the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473) and the
site at Middleton Road (269) which will definately require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely to require
requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those significant
numbers.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
RED - Severn Trent has advised that there are active groundwater abstraction boreholes are located within the development site area, therefore there is a significant risk posed to water quality. Severn
Trent adopts a strict "no development" policy within SPZ1 areas (i.e. land within an SPZ1 owned by Severn Trent is subject to strict control measures on land use. Severn Trent also holds the right to
refuse to sell this land). We strongly advise that the Council considers the adoption of similar principals for this site in the areas overlying the borehole locations and SPZ1 e.g. the restriction of these
areas to green parks, etc.). We advise that these limitations are extended to the SPZ2 areas as well. However, if this is not possible, then we strongly advise that developers are required to adopt
suitable control measures and best industry practices when locating and designing SUDS in the SPZ2 areas. A suitable train of treatment should be implemented where infiltration SUDS are designed
in SPZ2. We recommend that a Hydrogeological Impact Assessment (HIA) is prepared by the developers to explore and assess the effects of the development on groundwater resources.
Severn Trent has advised that regarding sewerage and surface sewerage the site does not meet assessment threshold for individual site but consider localised cumulative impact.
GREEN - Regarding potential impact on sewerage infrastructure, Severn Trent has no comments
GREEN - Regarding potential impact upon surface water infrastructure, Severn Trent has no comments
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site comprises an area of greenfield land currently used as pasture. The site includes dry stone walls along the field boundaries and site boundary beyond which lies open countryside. Existing
residential development at Hall Croft lies on the north eastern edge of the site and ribbon development runs along the south eastern boundary.
The Environmental Health Officer advises that the site is potentially contaminated which requires further investigation. There are also possibly high level of radon present on site.
The site is not a risk from flooding although the Environment Agency site is low environmental risk as it is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution
of the groundwater resource,

Whilst there are no impacts upon landscape, and biodiversity the Derbyshire County Archaeologist reports that there may be harmful impacts on the setting of Middleton Conservation Area and on
historic landscape character. There are no significant infrastructure constraints.
Severn Trent has identified that there is active groundwater abstraction boreholes located within the site, therefore development on the site poses a significant risk to water quality.
The Highways Authority have concluded that no suitable access can be provided to the site. The site has a limited frontage onto Water Lane. There is no adjoining controlled land shown. The
development of the site would have an adverse impact on the surrounding highways network. Water Lane is of varying and restricted width with no pedestrian margins.
Given the access constraints, and the potential impact upon heritage assets it is considered that the site is undevelopable.

Site Address:
Main Street,
Middleton, Matlock
Site Area (Ha): 3.28
Housing Capacity:

SHLAA Reference:
SHLAA774
Employment Land Site (Ha):1.22
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, however noted possible contaminated land/Radon.
Derbyshire County Council Minerals & Waste Comments
GREEN - The County Council Minerals Officer has commented that Halldale Quarry, Hopton Quarry and Middleton Mine are classified as being dormant i.e. they would require a new set of conditions
to be submitted and approved before they could recommence production. As such, the resources within these quarries are not included as permitted reserves in our figures. The site is dormant and
no longer required for mineral extraction.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains an area of combined risk surface water, no watercourses and no flood record in the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
RED- The Environment Agency have advised that the site is situated mainly in flood zone 1 and therefore the Local Flood Lead Authority will need to be consulted for their comments on surface water
matters.The site is situated on an area designated as Source Protection Zone 1 and a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.The
Local Flood Lead Authority have advised that there is one area of combined risk for surface water on the site.

Landscape Comments
AMBER - The County Council Landscape Officer has advised that development of the site will have moderate impact upon landscape sensitivity. This site is located within the quarry void of the now
disused Hoptonwood Stone Quarry to the west of Main Road in Middleton-by-Wirksworth. Although within an area of wider sensitivity this is largely brownfield land although it is in the Middleton
Conservation Area and part of the area is a designated Local Wildlife Site. There is an open access point off Main Street with partial views of the quarry and ongoing industrial uses but the majority of
the site is visually well contained by existing properties along Main Street, local topography and existing vegetation. There are clearly identified ecological constraints associated with this site but if
these can be overcome then the site has no significant landscape constraints and is visually well contained.
Historic Environment Comments
AMBER - The County Council Archaeologist has noted that the site is a Historic limestone quarry, within Conservation Area.
AMBER - The Conservation Officer has commented that the site lies within the Middleton Conservation Area. By its nature and form, as a former quarry site, the site is generally concealed from views
& vistas within the village itself (but visible from the wider area). The south-eastern part of the site is, however, visible from within the village. Therefore, development of the site may result in harmful
impact(s) on the Conservation Area and its wider setting.The Conservation Officer has advised that Development of the site may result in harmful impact(s) to/on the significance/setting of the heritage
assets.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that the potential impact of development on biodiversity and wildlife is moderate. The boundary of the site overlaps with a Local Wildlife Site designation
and with Habitats of Principal Importance including woodland and grassland. However, the floor of the quarry is predominantly bare ground or sparsely vegetated. There is scope to avoid and minimise
impacts on the Local Wildlife Site and key habitats. Impacts on protected species are also quite likely. Achieving a net gain at this site will depend upon the extent to which the development affects
the woodland and grassland present around the edges of the quarry. If this can be avoided then the overall impact would be much lower and addressing this on-site is possible. Otherwise, there could
be a need for off-site enhancement. Protected species issues could also pose a constraint and would need careful mitigation.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority has advised that a suitable access can be provided from the site. The site as drawn includes the former quarry area and wooded land surrounding it. The quarry site
is served via a large commercial entrance with reasonable visibility. There is sufficient frontage to modify the entrance if necessary. Access from Hillside is unsuitable to serve any development,
although the level difference would preclude access into the site.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Officer observed there is a bus stop within 10 minutes walk of the site.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority has advised that the site lies on the edge of existing residential area but limited facilities in the village. Nearest main facilities in Wirksworth but distance, gradient
and nature of highway network may be a barrier to encouraging walking trips / cycle use. 10-20 minute walk (i.e. 800-1600m).
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that there is footway provision on eastern side of Main Street only. Pedestrian facilities will be required across the site frontage and crossing point.

Derbyshire Education Authority Comments
AMBER
Middleton Primary School
The Education Authority advise that a contribution to primary education will likely to be required.
Anthony Gell
The Authority advise that it is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth without expansion of
the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473) and the site at
Middleton Road (269) which will definitely require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely to require
requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those significant
numbers.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
No Comments – Employment Site
Severn Trent Comments
RED - Severn Trent has advised that regarding ground water the site is within a SPZ1. Severn Trent are opposed to development. It has commented "Active groundwater abstraction boreholes are
located within the development site area, therefore there is a significant risk posed to water quality. Severn Trent adopts a strict "no development" policy within SPZ1 areas (i.e. land within an SPZ1
owned by Severn Trent is subject to strict control measures on land use. Severn Trent also holds the right to refuse to sell this land). We strognly advise that the Council considers the adoption of
similar principals for this site in the areas overlying the borehole locations and SPZ1 e.g. the restriction of these areas to green parks, etc.). We advise that these limitations are extended to the SPZ2
areas as well. However, if this is not possible, then we strongly advise that developers are required to adopt suitable control measures and best industry practices when locating and designing SUDS
in the SPZ2 areas. A suitable train of treatment should be implemented where infiltration SUDS are designed in SPZ2. We recommend that a Hydrogeological Impact Assessment (HIA) is prepared
by the developers to explore and assess the effects of the development on groundwater resources. "
AMBER - Severn Trent has advised that the potential impact on sewerage infrastructure is medium, due to development size. Foul flooding and pollution events downstream which could be increased
depending on hydraulic cause.
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low (assuming use of SUDS).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
The Economic Development Manager has advised that the previous quarry use and adjacent site has protected access route related to this use. Derbyshire County Council should be consulted to
establish whether quarrying activity now permanently ceased. Potential issues regarding ground stabilisation from quarrying activity. Ground investigations are required. Remediation costs could
have significant impact on viability and future delivery.

Conclusions
This site is located within the quarry void of the now disused Hoptonwood Stone Quarry to the west of Main Road,in Middleton-by-Wirksworth. This is largely brownfield land although it is in the
Middleton Conservation Area and part of the area is a designated Local Wildlife Site. There is an open access point off Main Street with partial views of the quarry and ongoing industrial uses but the
majority of the site is visually well contained by existing properties along Main Street, local topography and existing vegetation.
The site has a large area of hardstanding surrounded by trees in the north and western areas of the site.The soil underneath is freely draining, slightly acid but base-rich soils. The site has extant
planning permission for mixed use B8 development.
The County Council Minerals Officer has commented that Hopton Quarry are classified as being dormant. The Environmental Health Officer advises that the site is potentially contaminated and
requires further investigation. The Local Flood Lead Authority has advised that there is one are of combined risk for surface water on the site. Severn Trent has advised that the site is situated on an
area designated as Source Protection Zone 1 and a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.Severn Trent recommend that a
Hydrogeological Impact Assessment (HIA) is prepared by the developers to explore and assess the effects of the development on groundwater resources.
The Derbyshire Landscape Officer has advised that development of the site will have moderate impact upon landscape sensitivity. There are clearly identified ecological constraints associated with
this site but if these can be overcome then the site has no significant landscape constraints and is visually well contained. Derbyshire Wildlife Trust has advised that the potential impact of development
on biodiversity and wildlife is moderate. The boundary of the site overlaps with a Local Wildlife Site designation and with Habitats of Principal Importance including woodland and grassland. However,
the floor of the quarry is predominantly bare ground or sparsely vegetated. Achieving a net gain at this site will depend upon the extent to which the development affects the woodland and grassland
present around the edges of the quarry.
The Highways Authority has advised that there a suitable access can be provided from the site. The site as drawn includes the former quarry area and wooded land surrounding it. The quarry site is
served via a large commercial entrance with reasonable visibility. Sufficient frontage to modify if necessary.
The site is considered 50% developable for employment uses. The area of woodland is to be excluded from development and preserved to protect the local wildlife site and natural habitats. The site
is therefore assessed as developable.

Site Address:
Off Dungreave Avenue, Northwood, Matlock
Site Area (Ha): 4.08
Housing Capacity:

SHLAA Reference:
SHLAA223
Employment Land Site (Ha):

Site Assessment
Environmental Health Comments
AMBER - Environmental Health raised no objections, however noted possible high lead levels/radon/nuisance from industry.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains 2 areas of surface water, no watercourses and one flood record nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. This site is situated in flood zone 1 and any surface water comments
should now be directed to the lead local flood authority as the statutory body for surface water.
Landscape Comments
GREEN - The County Council Landscape Officer commented that development of the site will have a minor impact on landscape. The site is visually contained to the west and north by existing
properties along the A6 and Dungreave Avenue, by existing woodland to the south, and by vegetation and the natural topography to the east. Although site within an area of broader sensitivity (AMES)
and includes some protected trees,site has no significant landscape character constraints and is visually well contained.

Historic Environment Comments
AMBER - The County Council Archaeologist has noted the setting of Stancliffe Hall (Grade II Listed and Whitworth designed landscape).
RED - The Conservation Officer has advised that this site forms part of a larger area of land which formed the northern area of the park associated with Stancliffe Hall. The 1898 map depicts group
and individual tree planting representative of that emparkation. The line of current housing to the west of the site and adjacent to the A6 are all 20C properties which have encroached into that former
area of parkland.
Whilst not a principal aspect from Stancliffe Hall, this northern area of parkland, nevertheless formed an important part of the setting for Hall. The surviving parkland to the Estate in its extent is such
that it can be experienced outside the site and its character is such that there is an expectation of the presence of a country house. Development is likely to result in harmful impact on the significance
and setting of the designated heritage asset i.e. Stancliffe Hall.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that that there are a number of Tree Preservation Orders for trees within this site. Retention of these trees would clearly be highly desirable. It should be
possible to achieve a net gain for this site, but it will require retention of some land for greenspace and habitat enhancement. If this were not possible, a small off-site scheme would be required.
Derbyshire Highways Authority Comments – Access
RED - The Highways Authority has commented that a satisfactory access cannot be achieved. Dungreave Ave is a narrow private street that lacks adequate geometry, pedestrian provision, drainage
or street lighting. It is not publicly maintained. The street currently serves a limited number of properties and in its current form is unlikely to be suitable to safely cater for a significant increase in
residential related traffic (vehicular or pedestrian) from further residential development. The junction with the A6 is also limited in terms of geometry and visibility from a 2.4m minor road distance falls
below desirable minimum levels when considering controlled land and existing public highway limits.
Unlikely adequate or satisfactory highway improvements could be made to Dungreave Ave or its junction with the A6 to support additional residential development.
Derbyshire Highways Authority Comments - Public Transport
GREEN - The Highways Authority has commented that the A6 corridor is well served by public transport, bus stops would be within reasonable walking thresholds for residents, although limitations
in the available route may be a barrier for encouraging this type of trip.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
GREEN - The Highways Authority has commented that the site is on the edge of residential area with limited nearby residential facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN - The Highways Authority has commented that the A6 corridor is well served by public transport, bus stops would be within reasonable walking thresholds for residents, although limitations
in the available route may be a barrier for encouraging this type of trip.
Derbyshire Education Authority Comments
AMBER
Darley Dale Primary School
The Derbyshire Education Authority has advised that a contribution to expansion of Darley Dale Primary School may be required whenever the scheme comes forward, subject to establishing that
expansion would be feasible.

Highfields School
The Derbyshire Education Authority has advised that in terms of secondary school provision, Highfields School is currently projected to be over capacity in 5 years, due to current housing development.
It should also be noted that the academy have re-assessed their accommodation and may reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan
agreed with the Multi Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent
around two thirds of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in
and around Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
RED - Severn Trent has advised that there is a potential high impact on sewerage infrastructure due to development size, previous hydraulic issues and impact on SPS.
AMBER - Severn Trent has advised that the potential impact of surface water infrastructure is medium. Surface water should be managed through SUDs and any excess discharged into local storm
system to River Derwent.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a greenfield site is situated off Dungreave Avenue extending along the eastern side of existing properties fronting the A6 between property boundaries and existing woodland to the east. The
site comprises agricultural fields that slope down from east to west, woodland associated with Stancliffe Quarry lies to the south with woodland block and tree groups to the east. Woodland at Stancliffe
Quarry and woodland tree groups and individual trees within and bordering the site are protected with Tree Preservation Orders.
The Highways Authority has stated that a satisfactory access cannot be achieved via the private narrow street, Dungreave Avenue. This is a significant constraint on development.
With regard to landscape impacts although site within an area of broader sensitivity (AMES) and includes some protected trees,site has no significant landscape character constraints and is visually
well contained.
There are significant constraints in terms of impact on biodiversity and impact on local wildlife. The Derbyshire Wildlife Trust has commented that there are a number of Tree Preservation Orders for
trees within this site. Retention of these trees would clearly be highly desirable. It should be possible to achieve a net gain for this site, but it will require retention of some land for greenspace and
habitat enhancement. If this were not possible, a small off-site scheme would be required.
Heritage comments conclude that the site forms part of a larger area of park land associated with Stancliffe Hall and conclude that development is likely to result in harmful impact on the significance
and setting of the designated heritage asset i.e. Stancliffe Hall.

The site is therefore not considered developable because of the lack of satisfactory access, the impact of development on the significance and setting of a heritage asset and the ecological constraints.

Site Address:
Matlock Transport
Northwood Lane
Darley Dale
Derbyshire
Site Area (Ha): 0.51
Housing Capacity: 12

SHLAA Reference:
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, noted possible contaminated land /radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains one area of surface water, one watercourse along the south and west border and three flood
records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency have commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. An ordinary
watercourse is situated on the southern edge of the site and the LLFA will be able to advise what distance a buffer zone to this watercourse will be required. The site is situated on a Secondary
Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.

Landscape Comments
GREEN - The County Council Landscape Officer has commented that development of this site would have a minor impact on landscape. Visually the site is well screened by existing residential
development, vegetation and the topography of the site and surroundings. Neighbouring properties will potentially view the site and there is a footpath passing through it. Provided important trees
remain unaffected this site has capacity for residential development that would be viewed as a modest urban extension to existing residential development on Northwood Lane.
Historic Environment Comments
GREEN: The County Council Archaeologist has noted that there are no known issues.
GREEN - The Conservation Officer has advised that none of the identified heritage assets are within the site, the identified heritage assets are within close proximity to the site. Development of the
site is likely to result in minimal or no impact(s) on/to the heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the site is predominantly composed of bare ground and provided the development is contained within that area impacts are likely to be low. There
is habitat of greater interest immediately north of the boundary. A net gain can probably be achieved through enhancements on site.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that a satisfactory access could possibly be achieved the site promoter would need to undertake a speed survey and prepare detailed access designs based
on accurate topographical surveys, to confirm acceptable access arrangements and visibility sightlines could be provided within the constraints of the available site and highway limits, for development
to remain viable in highway terms. Cote Hilloc is a rural lane with very limited geometry, it is subject to a 60mph speed limit and has an appreciable downhill gradient towards the site. The bridge to
the south of the site has limited geometry between parapet walls. Based on the information available it is difficult to ascertain if acceptable access arrangements, with appropriate visibility sightlines,
can be provided within the constraints of the site frontage and existing highway limits.
In addition, the traffic generation associated with the proposed scale of development indicated is unlikely to exceed that of the current use of the site as a HGV transport yard, however, residential
development is likely to increase pedestrian demands on the existing highway network. Given the absence of pedestrian facilities on Cote Hilloc, and limited provision on Northwood Lane in the
vicinity of the Cote Hilloc junction, this may have an impact on pedestrian movements in this area.
See Highway Authority comments in response to 18/01430/OUT
Derbyshire Highways Authority Comments - Public Transport
GREEN - The Highways Authority has commented that there are bus stops likely to be within reasonable walking thresholds and there is a signal controlled crossing to reach northbound bus stops.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority has commented that there are limited essential residential facilities in the vicinity of the site.
Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN - The Highways Authority has comments that it is on the edge of a existing residential area. Beyond Cote Hilloc there are footway links on Northwood Lane to the A6, where access to
reasonable public transport services is available.

Derbyshire Education Authority Comments
AMBER
Rowsley Primary School
The Derbyshire Education Authority advises that the normal area school site is small and offers no scope for expansion. Should all 3 sites come forward it may be necessary to request contributions
to primary education, with the possibility that they may need to be used to add capacity at another school local to the development.
GREEN
Lady Manners School
The Derbyshire Education Authority advises that Lady Manners School will have sufficient capacity to accommodate pupil yields from these small developments.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is low (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the impact on surface water infrastructure is low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site comprises a transport depot /yard to the northern edge of Northwood close to the junction of Northwood Lane with Cote Hilloc. The site is on sloping ground and the depot occupies much of
what is otherwise an open field on the edge of countryside. The site is predominantly brownfield with prominent hedgerows and Tree Preservation Orders along site boundaries resulting in a discrete
site closely associated with existing development and quite well screened within its surroundings.
No landscape or ecology issues have been raised by Derbyshire Wildlife Trust.
The Highways Authority have commented that there may be transport issues subject to the level of development proposed, however it is acknowledged that the level of traffic movements in relation
to the 12 units proposed will be less than previous uses.

The Environment Agency have commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. An ordinary
watercourse is situated on the southern edge of the site and the LLFA will be able to advise what distance a buffer zone to this watercourse will be required. The site is situated on a Secondary
Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains
one area of surface water, one watercourse along the south and west border and three flood records nearby the site.
In terms of visual impact the the site is well screened by existing residential development, vegetation and the topography of the site and surroundings. The Landscape Officer concluded that provided
important trees remain unaffected this site has capacity for residential development that would be viewed as a modest urban extension to existing residential development on Northwood Lane.
The site is located within the Local Plan Settlement Development Boundary and as a Previously Developed Land development will not encroach into the open countryside or have a negative visual
impact. It is considered that the few constraints raised can be overcome. The site is therefore considered developable.

Site Address:
Land adjacent to 108 Northwood Lane
Site Area (Ha): 0.41
Housing Capacity:

SHLAA Reference:
SHLAA763
Employment Land Site (Ha):

SHIAA763
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, noted possible high lead levels/Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
All developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage network and sewage
treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of watercourses
in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate of flow as a
consequence of urbanisation or increased surface runoff. This site is situated in flood zone 1 and any surface water comments should now be directed to the lead local flood authority as the statutory
body for surface water:

Landscape Comments
AMBER - The County Council Landscape Officer has commented that development of this site would have a moderate impact on landscape. The site is visually contained by existing properties along
Northwood Lane/Whitworth Road although may be visible in long distance views across the valley. It is not evident how this site would be accessed and what impacts would be associated with
creating an access. Subject to providing a satisfactory access there may be some capacity to develop the site as a small urban extension without significantly impacting on landscape character and
visual amenity.
Historic Environment Comments
GREEN - The County Council Archaeologist noted no known issues.
AMBER - The Conservation Officer has advised that based on the historic maps the site forms the northern end or point of the north parkland associated with Stancliffe Hall. Whilst sections of the
parkland are now in separate ownership the extent of the parkland (including this site) has remained relatively intact. Development of the site would entail built encroachment onto the former parkland
associated with Stancliffe Hall. Development of the site may result in harmful impact(s) to/on the significance and setting of designated and non-designated heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of high nature conservation value. The habitat present appears to be modified grassland. Impacts on
protected species are likely to be low.It should be possible to achieve a net gain for biodiversity on-site via habitat creation.
Derbyshire Highways Authority Comments – Access
RED - The Highways Authority has commented that there is no access and no link to the public highway. No information provided on scale of development so difficult to comment on impact of
development. Unable to observe site form public highway.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority has commented that the site is relatively remote site on the edge of existing residential areas. Regular bus services on A6 in both directions but very limited nearby
essential residential facilities with likely heavy reliance on private vehicles to access amenities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
No Comments from the Highways Authority.
Derbyshire Education Authority Comments
AMBER
Rowsley Primary School
The Derbyshire Education Authority advise that the normal area school site is small and offers no scope for expansion. Should all 3 sites come forward it may be necessary to request contributions
to primary education, with the possibility that they may need to be used to add capacity at another school local to the development.

GREEN
Lady Manners School
Derbyshire Education Authority advise that Lady Manners Secondary School is projected to have sufficient capacity to accommodate pupil yields from these small developments.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the site does not meet assessment threshold for individual site but consider localised cumulative impact on sewerage infrastructure.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site encompasses a field, gently sloping to the West. The site is surrounded by existing residential development to the north, east and west and open countryside to the south.
The Highways Authority have raised access to the site as a significant constraint, they have commented that there is no access and no link to public highway. No access was shown on the submitted
plan. The Agent comments that land adjacent the site is being promoted, however it is not evident how this site would be accessed and what impacts would be associated with creating an access.
Conservation Officer comments note the potential for any development to have a potentially harmful impact on the significance and setting of a designated and non-designated heritage assets. The
Conservation Officer has advised that based on the historic maps the site forms the northern end or point of the north parkland associated with Stancliffe Hall. Whilst sections of the parkland are now
in separate ownership the extent of the parkland (including this site) has remained relatively intact. Development of the site would entail built encroachment onto the former parkland associated with
Stancliffe Hall. Therefore development of the site may result in harmful impact(s) to/on the significance and setting of designated and non-designated heritage assets.
Landscape comments suggest development of the site would have a moderate impact on landscape however subject to providing a satisfactory access there may be some capacity to develop the
site as a small urban extension without significantly impacting on landscape character and visual amenity, it could form part of larger area. Tree Preservation Orders abut the site.
There are no biodiversity or local wildlife constraints, Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of high nature conservation value.
The site lies adjacent to the Local Plan Settlement Development Boundary.
The site is therefore not considered developable because of the lack of clarity regarding access and associated significant Highway Authority concerns, in addition the potential impact of development
on the significance and setting of a designated and non-designated heritage asset.

Site Address:
Land to the south of the A52, Ashbourne
Site Area (Ha): 2.38
Housing Capacity:

SHLAA Reference:
SHLAA232
Employment Land Site (Ha):

SHIAA232
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains 2 areas of surface water, one watercourse along the western border and 3 flood records
nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that it is a low impact site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater
resource.
All developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage network and sewage
treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of watercourses
in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate of flow as a
consequence of urbanisation or increased surface runoff.

This site are situated in flood zone 1 and any surface water comments should now be directed to the lead local flood authority as the statutory body for surface water:
Landscape Comments
RED - The County Council Landscape Officer has assessed the development of the site to have a major impact upon landscape sensitivity. The site consists of a single field parcel adjacent to A52
near Yeldersley at the junction with Lady Hole Lane consistent with the character of the wider plateau of the Settled Plateau Farmlands. Clipped hedgerows form the boundaries with woodland along
the northern edge. Visually prominent frontage with the A52 and Lady Hole Lane and part of a relatively open plateau landscape. A number of properties on Lady Hole Lane overlook the site.
Development would result in further visual intrusion in to the countryside. Development of this site is likely to result in significant adverse effects on landscape character, visual amenity and settlement
pattern.
The site lies on the outlying edge of Ashboune presently within a rural context with evidence of changing urbanisation by the introduction of new roundabout and infrastructure towards the industrial
estate and airfield.
DL&P Consultants conclude that he site lies on the outlying edge of Ashboune presently within a rural context with evidence of changing urbanisation by the introduction of new roundabout and
infrastructure towards the industrial estate an airport. However, Lady Hole Lane is distinctly rural in character and the field is viewed against a backdrop of woodland and other rural fields. Whilst there
is semi-rural housing on the north-western boundary of Lady Hole Lane and two pairs of semi-detached cottages associated with Yeldersley Home Farm, the character is still rural and pastoral at this
point. Any further development along the A52 at this point would link a scattered pattern of linear development into a continuous frontage and the result would be more suburban. Development of this
field would impact on the surrounding landscape character and have an impact on views of the open countryside from the A52,Lady Hole Lane and Church Land junction. There would also be an
impact on the setting of Osmaston. A development of houses along this field frontage would not relate to the traditional form of scattered linear development nearby.

Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN - The Conservation Officer has commented that that there are a number of heritage assets in relatively close proximity to the site, however, it is considered that development is likely to result
in minimal/no impact. Development of the site is likely to result in minimal or no impact(s) to/on the significance of the identified heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that they are not aware of any features of high nature conservation value directly associated with this site. The habitats present on site are thought
likely to be intensively managed for agricultural purposes. Aerial imagery suggests crops or grassland ley. It should be possible to address the loss of the agricultural habitats through enhancement
measures on site.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that the site has a reasonable site frontage onto Painters Lane A52, which has a wide nearside highway margin. The road is subject to a 50mph speed limit
although perceived vehicle speeds are higher. Dependent on scale, a right turn harborage may be required which could affect the ability to deliver appropriate sightlines.
No Access to site via Lady Hole Lane. A narrower route subject to a higher speed limit and with no footways or any margins along the site frontage.
The site promoter would need to prepare detailed access designs, based on captured vehicle speeds and accurate survey information to demonstrate that acceptable access arrangements and
visibility sightlines could be achieved to serve new residential development, for the site to remain viable.
No scale of development indicated, it is therefore difficult to provide informed highway comments relating to any possible highway impact the development may have on the highway network.
Derbyshire Highways Authority Comments - Public Transport
No Comments

Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority has advised that the site is located remote from any main settlement an that there are no essential residential facilities in the vicinity.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advises that the site is located some distance from the nearest facilities and with pedestrian links limited to a single footway along a busy, relatively fast unlit road
residents are likely to be heavily reliant on the private motor car for all residential related trips.
Derbyshire Education Authority Comments
AMBER
Osmaston Primary School
The Derbyshire Education Authority advises that the Osmaston Primary School is projected to be over capacity. The feasibility for expansion is currently being explored in relation to the existing
Airfield development. Contributions to primary education would likely be sought towards this expansion. If there is insufficient capacity to accommodate the pupils it may be necessary to explore
expansion at an alternative local school.
QEGS
The scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is projected to remain overcapacity and it's scope to
expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites, likely to be over 100 dwellings each. Once the list of
sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also important will be the cumulative numbers coming
forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
AMBER - Severn Trent has advised that the potential impact on sewerage infrastructure is medium due to impact on downstream sewerage pipes.
GREEN - Severn Trent has advised that potential impact of surface water sewerage infrastructure low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a greenfield site situated at the corner of Ladyhole Lane and the A52.
The Environment Agency has commented that it is a low impact site situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
Any development of the site is considered to have a major impact upon landscape sensitivity. There are, however, no issues identified in respect of the impact on heritage assets or biodiversity.
The site’s location is remote from the centre of Ashbourne and there are considered to be no essential facilities in the vicinity of the site. The Highways Authority does however, advise that the site
has a reasonable site frontage onto Painters Lane A52, which has a wide nearside highway margin which depending upon scale could provide access into the site.
Although there are no significant infrastructure constraints Severn Trent has advised that the potential impact on sewerage infrastructure is medium due to impact on downstream sewerage pipes.
On the basis of the site’s remote location and the significant impact upon landscape character it is considered that this site is undevelopable.

Site Address:
Land east of Mill Lane Shirley
Site Area (Ha): 0.55
Housing Capacity:

SHLAA Reference:
SHLAA159
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objection.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, no watercourses and zero flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site is
situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. The proposed allocation appears to be over 50m away from the nearest
mains connection. A development of this size should be connected to the mains drainage as opposed to using a non mains option. The developer and the LPA should ensure connection to the mains
sewer is acceptable before allocating this site. Whilst not the Environment Agency’s remit, we would encourage that any development of this site is required to retain existing hedgerows and trees as
well as requiring biodiversity net gain to be provided throughout the site.

Landscape Comments
GREEN - The County Council Landscape Officer has commented that development of the site will have a minor impact on landscape. The site is visually contained by the farmstead to the north and
existing boundary vegetation. There are no significant landscape or visual amenity constraints affecting this site although the interface with the surrounding countryside would need to be carefully
designed. The scale of development alongside other proposed sites needs to be carefully considered.
Historic Environment Comments
AMBER - The County Council Archaeologist has commented that there is ridge and furrow on site.
GREEN - The Conservation Officer has advised that development likely to have negligible impact on heritage assets. Development is likely to result in minimal impact to/on the significance/setting of
designated heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that it is not aware of any features of high nature conservation value at this site. The primary habitat is thought to be grassland and the site appears to
have been in agricultural use. Achieving a net gain should be possible on site provided sufficient space is set aside of habitat creation/enhancement.
Derbyshire Highways Authority Comments – Access
RED - The Highways Authority has commented that access cannot be satisfactory achieved potentially (either through demolition of a property within the control of the applicant or other measure) to
Back Lane - no additional land control shown. The site boundary does not appear to have a direct frontage or connecting route available from Back Lane, as drawn.
In addition, access is unlikely to be achieved to Mill Lane – narrow, rural highway network. It is unlikely the highway could be sufficiently improved to cater for the increased demands of residential
related traffic (vehicular and pedestrian) at this isolated location.
The rural highway network at this location is likely to be sensitive to any increases in residential traffic (vehicular or pedestrian). The junction of Back Lane with Mill Lane has particularly limited visibility
for emerging vehicles. Residents are likely to be heavily reliant on the private motor car for all residential related trips, given the absence of facilities in Shirley itself.
Derbyshire Highways Authority Comments - Public Transport
RED - The Highways Authority has commented that there does not appear to be any access to public transport. Future residents are likely to be heavily reliant on the private motor car for all residential
related trips, which does appear to be in direct conflict with the NPPF, which is clear in its aim to provide a balance of land uses so that people can be encouraged to minimise journey lengths for
work, leisure, shopping, education and other activities
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority has commented that the site is on the edge of existing residential village. No essential residential facilities in the village. No street lighting. Future residents are likely
to be heavily reliant on the private motor car for all residential related trips, which does appear to be in direct conflict with the NPPF, which is clear in its aim to provide a balance of land uses so that
people can be encouraged to minimise journey lengths for work, leisure, shopping, education and other activities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority has commented that there are no pedestrian facilities or street lighting in close proximity to the site.
Derbyshire Education Authority Comments
AMBER - Derbyshire Education Authority advises that the Brailsford Primary School is at capacity projected to be over capacity. Even a development of this size is likely to require a contribution for
expansion. Should these sites come forward once scope for expanding the primary school is exhausted, contributions will be required towards a more strategic response.

AMBER - Derbyshire Education Authority advise that the scale of sites 266 (Airfield) and 764 (Mayfield Road) combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the impact on sewerage infrastructure is low (subject to hydraulic capacity checks and when considered in isolation from upstream proposed sites).
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None.
Other Material Policy Considerations
None

Conclusions
A greenfield site located to the south of the village of Shirley currently used for agriculture. The site is located to the east of Mill Lane. Residential development and farming characterise the land to
the north and west of the site with open countryside to the east and south.
There are no significant landscape or visual amenity constraints affecting this site although the interface with the surrounding countryside would need to be carefully designed.
Derbyshire Wildlife Trust has advised that it is not aware of any features of high nature conservation value at this site.
The Highways Authority state that a satisfactory access to serve development cannot be achieved from either Back Lane or Mill Lane due to the lack of a direct frontage and constraints with highway
geometry, alignment and issues pertaining to vehicle speeds and changes in levels.Isolated location for residential development. There is a constrained highway network with no opportunity for
meaningful improvement. They also raise concerns regarding the remoteness from residential facilities.
Local Plan Policy S2 : Settlement Hierarchy identifies Shirley as a fifth tier settlement, suitable for infill and consolidation. This site does not align with this policy intention as it is not infill or consolidation
or a brownfield site.
The site is therefore not considered developable because of the Highway constraints and the current Local Plan categorisation of Shirley as a fifth tier settlement remote from residential facilities,
development in this location would not be sustainable development.

Site Address:
BACK LANE SHIRLEY
land forming part of Rushmore Farm
Site Area (Ha): 0.37
Housing Capacity:

SHLAA Reference:
SHLAA195
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objections.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, no areas of surface water, one watercourse to the east of the site and no flood records nearby the
site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is low environmental risk have the following constraint. It is situated on a Secondary Aquifer, and care should be taken to avoid the
potential for pollution of the groundwater resource, all developments should connect to the existing foul mains drainage network. This site is situated in flood zone 1 and any surface water comments
should now be directed to the lead local flood authority as the statutory body for surface water.

Landscape Comments
GREEN - The County Council Landscape Officer commented that development of the site would have a minor impact on landscape. The site is partially visible from Back Lane and approaching the
village along Marsh Hollow. There are no significant landscape or visual amenity constraints affecting this site although the interface with the surrounding countryside would need to be carefully
designed. The scale of development alongside other proposed sites needs to be carefully considered.
Historic Environment Comments
GREEN - The County Council Archaeologist has stated that there are no known issues.
GREEN - The Conservation Officer has advised that development is likely to result in minimal impact to/on the significance /setting of designated heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that the site is part of an arable field. Impacts considered very low given the nature of the habitats and the size of the development. It should be
possible to address the loss of the arable through some on-site enhancements or a small off-site compensation scheme.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority has commented that satisfactory access can possibly be achieved. Back Lane is a rural lane with limited geometry in parts, limited connecting pedestrian facilities
and little in the way of street lighting – the existing highway network is very constrained. The site does have a considerable roadside frontage available, however, it is likely that some geometric
improvements would need to be made to provide acceptable access arrangements and visibility sightlines to serve further residential development.
Detailed designs would need to be provided, meeting acceptable access and visibility criteria, with room for manoeuvring vehicles, for the site to remain viable.
The Highways Authority has commented that the development of the site would cause an adverse impact on surrounding highway network, as identified above Back Lane is a rural lane that has
limited geometry, pedestrian provision and street lighting. The junctions at either end of Back Lane also exhibit limited levels of visibility and it is difficult to see how this environment would be able to
satisfactorily accommodate further residential development (or sustainable development). Back Lane currently serves a limited number of historic dwellings, however, the low number of dwellings
sought as part of this process may still be a material consideration because of the existing low levels of vehicular and pedestrian activity.
Derbyshire Highways Authority Comments - Public Transport
RED - The Highways Authority has commented that the existing rural residential area with constrained highway network for vehicles and pedestrians. No residential facilities within acceptable walking
thresholds or access to public transport services in the vicinity of the site; this may therefore be in direct conflict with the NPPF, which is clear in its aim to provide a balance of land uses so that people
can be encouraged to minimise journey lengths for work, leisure, shopping, education and other activities.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority has commented that the site would be remote from any form of residential facilities and the residents of any development would be heavily reliant on the private motor
vehicle for everyday facilities / trips.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority has commented that the constrained highway network is likely to be a significant barrier to walking / cycling trips to or from the site.
Derbyshire Education Authority Comments
AMBER - Derbyshire Education Authority has advised that Brailsford Primary School is projected to be over capacity. Even a development of this size is likely to require a contribution for expansion.
Should these sites come forward once scope for expanding the primary school is exhausted, contributions will be required towards a more strategic response.

AMBER - Derbyshire Education Authority advises that the scale of sites 266 (Airfield) and 764 (Mayfield Road) combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cummulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
GREEN - Severn Trent has advised regarding sewerage infrastructure that the site does not meet assessment threshold for individual site but consider localised cumulative impact.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
A greenfield site, currently used for agriculture, located adjacent to the settlement of Shirley. Site adjoins Back Lane along it's Northern boundary with a farm access lane located to the East. Residential
development is located to the North, West and South West. Agricultural land is located to the South, South East and North East. Sloping site forming part of a larger field of improved grassland, open
to the south-west and enclosed by well-maintained hedgerows on the remaining boundaries.
There are no significant landscape or visual amenity constraints affecting this site although the Landscape Officer notes that the interface with the surrounding countryside would need to be carefully
designed. The scale of development alongside other proposed sites needs to be carefully considered.
Access is possible to Back Lane with improvements made to provide adequate access arrangements and visibility sight lines.
No significant conservation or archaeology constraints were raised.
Derbyshire Wildlife Trust has advised that the site is part of an arable field. Impacts considered very low given the nature of the habitats and the size of the development.
Development of the site would extend the village boundary beyond Back Lane and site in a prominent position in the landscape. The settlement is currently in Local Plan Policy S2: Settlement
Hierarchy fifth tier and as such the proposed development does not represent infill or consolidation.
The site is therefore not considered developable because of the unsustainable location of the proposed development, the current Local Plan categorisation of Shirley as a fifth tier settlement remote
from residential facilities.

Site Address:
Land east of the A515, Sudbury
Site Area (Ha): 9.1
Housing Capacity:

SHLAA Reference:
SHLAA244
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has recommended that a noise assessment is undertaken to establish potential noise levels from the A50.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains 1 area of surface water, two watercourses to the west and one through the southern border
and one flood record nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site is
situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. The proposed allocation does not appear to be near any mains foul sewers.
A development of this size should be connected to the mains drainage as opposed to using a non mains option. If a mains connection is available nearby the developer and the LPA should ensure
connection to the mains sewer is acceptable before allocating this site.
Whilst not the Environment Agency’s remit, we would encourage that any development of this site is required to retain existing hedgerows and trees as well as requiring biodiversity net gain to be
provided throughout the site. A permitted waste site is situated nearby the proposed development.

Landscape Comments
RED - The County Council Landscape Officer has assessed the site to have a major impact upon landscape sensitivity. The site has a visually prominent frontage with the A515 to the west but is
visually contained in wider views due to the proximity of existing residential areas and the prison as well as the embankments to the A50 to the south. The development of the site would significantly
impact on the heritage value of the site reflected in its designations, local landscape character and poorly relates to existing settlement patterns.
RED - DL&P comments that it is not easy to visually understand the significance of the site without looking at the historical maps and wider landscape of Sudbury Park. There is a slight perception
that the site is remnant of a larger estate landscape due to openness and untypical field boundaries. The area suffers negative influences from the A50, prison buildings and the prison access road
and garden boundaries to the north. The more recent introduction of road mitigation planting also results in planting that is not characteristic of the park of wider landscape.
It is not clear whether the loss of this site to housing would result in a significant change to landscape character. In a sense, a high quality housing scheme could lead to mitigation of some of the
insensitive development in the area, however, it would lead to the increased built up area within proximity of Village and the Sudbury conservation area and result in the further erosion of a historical
landscape. In this case, it is considered that given the rarity of the site as a remnant part of an original deer park and medieval landscape within the setting of Sudbury Hall. It is considered that
retaining the site in its current landscape form is preferred in the hope that the negative influences reduce and the setting is improved over time to enhance the character of the overall Conservation
Area landscape setting.
Recommend the site is not allocated for housing.
Historic Environment Comments
RED - The County Council Archaeologist has noted that the site is within Sudbury Hall Grade II Registered Park, high landscape and historic landscape value, allocation unsound (unacceptable
impacts to designated heritage).
RED - The Conservation Officer advises that the site falls in entirely within the Sudbury Conservation Area and is designated as Registered Historic Park and Garden - Sudbury (Grade II). The
Conservation Officer advises that development is likely to result in harmful impact to/on the significance/setting of heritage assets.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that the impact of development of the site is low- moderate. The only known feature of conservation value at the site is the pond, but there are trees
and shrubs present and possibly hedgerows. Adjacent to the road (western edge) is an area of scrub/wood. Some parts of the site are therefore thought to be of greater value, but most of the site is
species poor habitat types. It should be possible to avoid impacts on the pond and established scrub, trees and possibly the hedgerows. If habitats can be buffered and enhanced that should address
loss of the more species poor habitat present. At most, there would be a small residual loss requiring off-site scheme.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that a suitable access may be possible from the site. Un-named access road – the site has a frontage to the un-named access road at its southern end;
however, with level difference and lack of formal margin, it is it is difficult to confirm if an acceptable access can be provided to serve the site. More accurate survey information would need to be
obtained to see if acceptable access arrangements could be achieved to the un-named access road. It would appear surplus highway was stopped up as part of the A50 trunk road works and the site
promoters would need to ensure access to the public highway is achievable.
A515 – POSSIBLY – the site has a reasonable frontage to the A515; however, formation of an access is likely to require the removal of mature trees.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority advise that there are no local residential facilities nearby. Not really a sustainable location and all.

Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that there are pedestrian and cycle routes on the un-named road, including links to existing public rights of way.
Derbyshire Education Authority Comments
AMBER
Sudbury Primary School
The Derbyshire Education Authority has advised that whilst the school is projecting to have some capacity at 5 years this would be insufficient to accommodate the yield from a site of this size. The
Authority states that there appears to be scope for expansion on the site, subject to feasibility and consents. Therefore an education contribution would most likely be sought.
QEGS
The Derbyshire Education Authority advise that the scale of sites 266 (Airfield) and 764 (Mayfield Road) at a combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cummulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
RED - Severn Trent has advised that the potential impact on sewerage infrastructure is high due to development size and potential impact on treatment works.
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
AMBER - Open Prison adjacent to the site.
Other Material Policy Considerations
None

Conclusions
This is a greenfield site that lies approximately 0.9km north-west of the centre of Sudbury, on the southern edge of Oaks Green and adjacent to the Settlement Framework Boundary and adjoining the
HM Prison. The site falls in entirely within the Sudbury Conservation Area and is designated as Registered Historic Park and Garden - Sudbury (Grade II).
The Environmental Health Officer has no in principle objections to development but recommends that a noise assessment is undertaken given proximity to the A50.
The site lies within flood zone 1. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.

The site is subject to significant landscape and historic environment constraints. Landscape consultants recommend that the site is not allocated for development, concluding given the rarity of the
site as a remnant part of an original deer park and medieval landscape within the setting of Sudbury Hall that retaining the site in its current landscape form is preferred.
The Conservation Officer and County Archaeologist both consider that development is likely to result in significant harmful impact to/on the significance/setting of heritage assets. There is limited
potential for impact upon biodiversity.
The Highways Authority advise that a suitable access may be possible from the site. Pedestrian and cycle links are present nearby however the site is situated away from local residential services
and facilities.
There are no significant infrastructure issues with regards to education and healthcare. Severn Trent has advised that the potential impact on sewerage infrastructure is high due to development size
and potential impact on treatment works.
On balance the site is considered that the site is undevelopable due to high landscape and historic environment constraints.
.

Site Address:
Land at Thatchers Croft
Tansley
Matlock
Site Area (Ha): 0.70
Housing Capacity: 19

SHLAA Reference:
SHLAA268
Employment Land Site (Ha):

EJ
Site Assessment
Environmental Health Comments
AMBER - Environmental Health has confirmed possible contamination issues may be present, with possible high lead levels/radon, stating an assessment would be required for planning purposes.
Site is potentially contaminated or unstable and requires further
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains four areas of surface water, one watercourse at northern edge of the site and 2 flood records
nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the Local Flood Lead Authority will need to be consulted for their comments on surface water
matters. This proposed application is situated within the Bentley Brook catchment and the emerging update to the SFRA recommends looking at opportunities for future development within this
catchment to provide a betterment on existing greenfield runoff rates.The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater
resource.

Landscape Comments
GREEN - The County Council Landscape Officer has assessed development of the site to result in minor impact on landscape sensitivity. A single field parcel of rough pasture between Thatchers
Croft and Thatchers Lane to the south of Tansley. Although part of a wider landscape with some sensitivity (AMES) the site is effectively surrounded on all side by existing residential development.
The site is visible from Thatchers Croft and Thatchers Lane over relatively short sections. There may be some visibility from properties to the north but these will be filtered by vegetation adjacent to
the A615.Although site within an area of broader sensitivity (AMES), site has no significant landscape constraints and is visually well contained.
Historic Environment Comments
GREEN - The County Council Archaeologist has reported no known issues.
GREEN - The Conservation Officer has advised that development is likely to result in no impact on the setting of the designated heritage assets.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has assessed development of he site to have moderate impact on biodiversity and wildlife. There is likely to be a loss of rough grassland, tall herb and scrub and
there will be a need to address impacts on protected species. It should be possible to address the impacts at the site, but might require a small off-site scheme as well as mitigation on site for species
and habitats.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority have advised that access to and from the site is possible from Thatchers Lane (south of the site) – given the length of roadside frontage available it is likely
acceptable access geometry and visibility could be achieved, having regards to passing vehicle speeds. However, Thatcher’s Lane is a narrow, rural lane, which lacks adequate geometry, pedestrian
margins or street lighting - normally associated with residential estate streets; with little prospect of any meaningful improvement (without affecting third party land). Detailed designs would need to be
provided to confirm acceptable access arrangements could be provided to serve the site – although it should be noted that access via this part of Thatcher’s Lane is not particularly desirable.
Thatcher’s Croft – whilst Thatcher’s Croft does not form part of the adopted highway network (or is part of any adoption Agreement with the Highway Authority) the site appears to have a controlled
link that connects it to the public highway (Thatcher’s Lane, to the east of the site). In terms of access Thatcher’s Croft offers superior highway geometry and pedestrian facilities over an access direct
to Thatcher’s Lane to the south of the site (albeit there is no street lighting installed within Thatcher’s Croft).
Derbyshire Highways Authority Comments - Public Transport
GREEN - The site is within 5-10 minute walk of a bus stop (i.e. less than 800m). The Highways Authority advise that no Travel assessment required as the site if the site accommodates less than 50
dwellings, except where it is known the streets may be sensitive to any increase in traffic.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority report that the sites lies on the edge of existing residential area. There is a bus route on A615 and bus stops in close proximity to the Thatcher’s Lane junction with the
A615 – within reasonable walking thresholds via Thatcher’s Croft. Very limited residential facilities in the vicinity of the site – nearest centre for everyday residential facilities is likely to be Matlock,
which would certainly be beyond reasonable walking thresholds. The gradients to and from Matlock are also likely to be a barrier for cycling trips. Due to the lack of nearby residential facilities residents
are likely to be more reliant on the private motor car for the majority of daily residential trips.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that a pedestrian pavement abuts the site from Thatchers Croft. Thatcher’s Lane (to the south of the site) is constrained in terms of geometry and lacks
pedestrian margins / adequate street lighting.

Derbyshire Education Authority Comments
AMBER
Tansley Primary School
The Derbyshire Education Authority advises that dependant on other developments coming forward in the normal area, a contribution would be requested for expansion of the school, subject to
feasibility and consents.
Highfields School
The Derbyshire Education Authority advises that the Highfields School is currently projected to be over capacity in 5 years, due to current housing development. It should also be noted that the
academy have re-assessed their accommodation and may reduce their capacity. The Authority states that the feasibility to expand the school will need to be explored by DCC and a plan agreed with
the Multi Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around
two thirds of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and
around Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
GREEN - Severn Trent has advised that potential impact on sewerage infrastructure is low (subject to hydraulic capacity checks and when considered in isolation from adjacent proposed sites).
GREEN - Severn Trent has advised that potential impact on surface water sewerage infrastructure is low (assuming use of SUDS).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site lies within the Settlement Development Boundary and is currently allocated under Policy HC2(z) for 19 dwellings. This is a small site on the southern side of Tansley between existing
residential development at Thatchers Lane and Alders Lane. The area comprises part of an unmanaged field. It is bounded on its northern side by a new housing development site. There is currently
an outstanding hybrid planning application (20/00037/FUL) for 17 dwellings on the site, pending a decision.
Environmental Health Officers confirm possible contamination issues may be present, with possible high lead levels/radon, which requires further investigation and remediation. The Derbyshire
Landscape Officer has assessed development of the site to result in minor impact on landscape sensitivity.

Derbyshire Wildlife Trust have assessed development of the site to have moderate impact on biodiversity and wildlife. It should be possible to address the impacts at the site, but might require a small
off-site scheme as well as mitigation on site for species and habitats. The Derbyshire County Archaeologist has reported no known issues. The Conservation Officer advises that development is
likely to result in no impact on the setting of the designated heritage assets.
The Highways Authority have advised that access to and from the site is possible from Thatchers Lane (south of the site) given the length of roadside frontage available it is likely acceptable access
geometry and visibility could be achieved, having regards to passing vehicle speeds. There are no other significant infrastructure issues.
The evidence shows that there are no major constraints on this site, providing both conservation and biodiversity potential impacts are adequately addressed. The pending planning application proves
the landowner's commitment in bringing the site forward for development. The site is therefore assessed as developable and deliverable.

Site Address:
Goldhill & Barncroft Fields
Jackhill Farm
Tansley
Matlock
Site Area (Ha): 2.41
Housing Capacity:

SHLAA Reference:
SHLAA271

Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, however noted possible high lead levels/Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no areas of surface water, one watercourse to the south and three flood records nearby the
site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated within the Bentley Brook catchment and the emerging update to the SFRA recommends looking at opportunities for future
development within this catchment to provide a betterment on existing greenfield runoff rates.
The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.

Landscape Comments
GREEN - The County Council Landscape Officer has assessed development of the site as having minor impact on landscape sensitivity. A small area of farmland to the south of Goldhill and east of
properties along Oak Tree Gardens. The site is located within an area of broader sensitivity (AMES) and is consistent with wider landscape character. The site is visible from Goldhill and properties
along Oak Tree Gardens and the southern extent of the site would be visible from the A615. A footpath crosses diagonally through the northernmost field parcel. Consider restricting development to
northernmost field where there are no significant landscape constraints and the site is visually contained. Landscape and visual impacts would increase if the southern part of the site was developed.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted no known issues.
GREEN - The Conservation Officer advises that development likely to result in minimal impact on the setting of heritage assets. It is likely that no mitigation is required.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that they are not aware of any features of high nature conservation value directly associated with this site. The habitats present on site are thought
likely to be intensively managed for agricultural purposes. Aerial imagery suggests grassland ley / modified grassland. There is a hedgerow dividing the fields.It should be possible to address the loss
of the grassland habitats and impacts on the hedgerow through habitat creation and enhancement measures on site. Ideally, the hedgerow should be retained in situ.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority have advised that a new access would be required to the site. The A615 - the site has a very limited frontage to Nottingham Road (A615) as drawn, which is unlikely
to be adequate to provide acceptable access arrangements to serve the site or visibility sightlines meeting safe minimum criteria. Additional land either side of the indicated access point to the A615
would need to be controlled to provide acceptable access / visibility arrangements, for the site to remain viable. The land sits at a higher level than the adjoining public highway and rises at an
appreciate gradient. It is difficult to see what access arrangements could be achieved to serve the site.
Access off Goldhill would not be suitable, the site has a frontage to a private road off Goldhill. The road has very limited geometry and construction, no pedestrian margins or drainage and street
lighting, features normally associated with residential estate streets. It is unclear whether the site owner has access rights over this route.
Derbyshire Highways Authority Comments - Public Transport
AMBER - Highways Authority advise that there are bus stops within reasonable walking thresholds, but existing pedestrian facilities are limited.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED -The Highways Authority advise that the site lies on the edge of existing residential area, however, Tansley has very limited residential facilities to offer.
Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority advise that Goldhill is very limited in terms of vehicular and pedestrian access and potentially unsuitable to serve further residential development in its current form, with
little scope for any meaningful improvement. Bus stops within reasonable walking thresholds, but existing pedestrian facilities are limited. Public right of way crosses the site. Public right of way would
require diverting.

Derbyshire Education Authority Comments
AMBER
Tansley Primary School
The Derbyshire Education Authority advises that dependant on other developments coming forward in the normal area, a contribution would be requested for expansion of the school, subject to
feasibility and consents.
Highfields School
The Derbyshire Education Authority advises that the Highfields School is currently projected to be over capacity in 5 years, due to current housing development. It should also be noted that the
academy have re-assessed their accommodation and may reduce their capacity. The Authority states that the feasibility to expand the school will need to be explored by DCC and a plan agreed with
the Multi Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around
two thirds of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and
around Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
AMBER - Severn Trent has advised that potential impact on sewerage infrastructure is medium (due to development size and previous hydraulic issues).
GREEN - Severn Trent has advised that potential impact on surface water sewerage infrastructure is Low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
A greenfield site on the eastern side of Tansley. North west of Jackhill Farm and south east of Gold Hill. The site slopes in a westerly and southerly direction from a high point above Jackhill Farm to
the edge of the village. The site abuts Tansley Settlement Development Boundary to the west of the site.
The Highways Authority have advised that a new access would be required to the site. Additional land either side of the indicated access point to the A615 would need to be controlled to provide
acceptable access / visibility arrangements, for the site to remain viable.
The Derbyshire Landscape Officer has assessed development of the site as having minor impact on landscape sensitivity.The site is visible from Goldhill and properties along Oak Tree Gardens and
the southern extent of the site would be visible from the A615. Consider restricting development to northernmost field where there are no significant landscape constraints and the site is visually

contained. Landscape and visual impacts would increase if the southern part of the site was developed.The Conservation Officer concludes that development is likely to result in minimal impact on
the setting of heritage assets.
There are no significant infrastructure issues associated with the development of this site.
Derbyshire Wildlife Trust have advised that they are not aware of any features of high nature conservation value directly associated with this site. The habitats present on site are thought likely to be
intensively managed for agricultural purposes. Secondary school and health provision capacity issues would need to be addressed through any development of the site.
However given the access constraints to the site and the sites' gradients and works required to enable an suitable access, the site is considered to be undevelopable.

Site Address:
Land off Tansley House Gardens,
Tansley,
Derbyshire
Site Area (Ha): 2.52
Housing Capacity: 49

SHLAA Reference:
SHLAA467
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has commented that there is potential noise and nuisance problems from the industrial estate possible, contamination/radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains one area of surface water in the south east corner, 1 watercourse along southern border
and two flooding records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has advised that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. An ordinary
watercourse is situated on the southern edge of the site and the LLFA will be able to advise what distance a buffer zone to this watercourse will be required. This proposed application is situated within
the Bentley Brook catchment and the emerging update to the SFRA recommends looking at opportunities for future development within this catchment to provide a betterment on existing greenfield
runoff rates.

A development of this size should be connected to the mains drainage as opposed to using a non mains option. The developer and the LPA should ensure connection to the mains sewer is acceptable
before allocating this site.
The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
Landscape Comments
AMBER - The County Council Landscape Officer has assessed the potential impact of development of the site to have moderate impact on landscape sensitivity. The site comprises 3 small semiderelict fields to the south west of Tansley. The are part of a wider area of sensitivity (AMES) and has several sensitivities immediately adjacent to the site. To the south-west and north-west the land
abuts the Lumsdale Conservation Area and there is a TPO protecting trees along the south-east boundary. The site is visually contained by existing dwellings to the north and by existing vegetation
to the south and east. Provided the site can be developed without unduly impacting on the Conservation Area and protected trees in the area then there are few landscape and visual amenity
constraints affecting this site.
Historic Environment Comments
GREEN - The County Council Archaeologist has assessed the site to have low impact and no known issues.
AMBER- The Conservation Officer has advised that there are no heritage assets within the site. The south-western boundary of the site abuts the Conservation Area. Within the surrounding area
there are a number of heritage assets. He concludes that development of the site may have a harmful impact upon the adjacent conservation area.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has assessed the development of the site to have a moderate to high impact upon biodiversity and local wildlife. The site is known to support semi-natural grassland
which would probably qualify as 'other neutral grassland' due to a moderate level of plant diversity. The site is also adjacent to Lowland mixed deciduous woodland (Habitat of Principal Importance)
and a small stream. It will be challenging to achieve a net gain at this site, as the loss of the semi-natural grassland is likely to require like-for-like or better compensation through habitat creation offsite. There would also need to be a buffer to the edge of the woodland and to protect the stream. Measures to address surface water run-off may also be needed.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority has advised that currently as drawn the site does not link to an adopted highway. However an access could be potentially created linking the site to Tansley House
Gardens. The existing unadopted road from the site is surfaced but has no lighting or drainage and is of unknown construction.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Officer observed on site that there is a bus stop within 5 -10 minutes walk of the site.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - Services and facilities in Tansley are limited, the nearest services are in Matlock Green which would be in excess of a twenty minute walk.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The site is located within an existing residential area. Good pedestrian facilities in the vicinity of the site but there are limited facilities within walking distance. Public transport infrastructure
on Church Street. There is a Public Rights of Way (footpaths number 4 and 9 Tansley) that cross/abut the site and may require diverting.

Derbyshire Education Authority Comments
AMBER
Tansley Primary School
The Education Authority has advised that there appears to be capacity on the site for expansion at Tansley Primary school, subject to feasibility and consents, for which a contribution would be sought.
Highfields Secondary School
This school is currently projected to be over capacity in 5 years, due to current housing development. It should also be noted that the academy have re-assessed their accommodation and may
reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan agreed with the Multi Academy Trust. It is noted that the majority of sites are fairly modest in
size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around two thirds of the housing yield from the 20 sites in the normal area. Once a refined
list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and around Matlock. Note that this comment also stands for the additional sites - 224 and
435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
GREEN - Regarding groundwater, Severn Trent has no comments.
AMBER - Severn Trent has advised that the potential impact on sewerage network is medium, due to impact on downstream CSOs.
GREEN - Severn Trent has advised that the potential impact on surface water sewerage network is Low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a greenfield site which comprises one and a half agricultural fields currently down to pasture. The land slopes quite steeply down to the brook from the north. Field boundaries are defined by
native species hedgerows and a belt of woodland associated with the brook in the south. The site benefits from an extant planning permission for housing development and is allocated for housing
under Policy HC2 (bb) in the Derbyshire Dales Local Plan.
The Derbyshire Landscape Officer has assessed the potential impact of development of the site to have moderate impact on landscape sensitivity. The site is visually contained by existing dwellings
to the north and by existing vegetation to the south and east. The Conservation Officer has assessed that development of the site may have a harmful impact upon the adjacent conservation area.
Provided the site can be developed without unduly impacting on the Conservation Area and protected trees in the area then there are few landscape and visual amenity constraints affecting this site.

Derbyshire Wildlife Trust have assessed the development of the site to have a moderate to high impact upon biodiversity and local wildlife. The site is known to support semi-natural grassland. It will
be challenging to achieve a net gain at this site, as the loss of the semi-natural grassland is likely to require like-for-like or better compensation through habitat creation off-site.
The Highways Authority have advised an access could be created linking the site to Tansley House Gardens. Severn Trent has assessed the site to have a medium potential impact on sewerage
network. School and health capacity issues are to be addressed as part of any development of the site.
The site has planning permission, is actively being marketed with a local estate agent and subject to sales rates it is expected to be completed within the next couple of years. Therefore the site is
both developable and deliverable.

Site Address:
Land off A615 Alfreton Road, Tansley
Site Area (Ha): 0.43
Housing Capacity:

SHLAA Reference:
SHLAA771
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health advises that there may be potential noise and nuisance problems from Industrial Estate possible contamination/radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, one watercourse to the north and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency advise that the site is situated in flood zone 1. This proposed application is situated within the Bentley Brook catchment and the emerging update to the SFRA
recommends looking at opportunities for future development within this catchment to provide a betterment on existing greenfield runoff rates. The site is situated on a Secondary Aquifer, and care
should be taken to avoid the potential for pollution of the groundwater resource. The Local Flood Lead Authority have advised that there are no surface water areas on the site. All developments
should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage network and sewage treatment works.
Developers and the Local Planning Authority should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the quality of
watercourses in the District. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity or rate of
flow as a consequence of urbanisation or increased surface runoff.

Landscape Comments
RED- The County Council Landscape Officer has advised that development of the site will result in a major impact upon landscape sensitivity. A single field parcel adjacent to the A615 and to the
south-east of Brookfield Park Industrial Estate. Site frontage is formed by a timber fence with all other boundaries enclosed by woodland. The Lumsdale Conservation Area lies beyond the site
boundary to the north.
Visually prominent frontage with the A615 but otherwise visually detached from other existing settlement. Development will constitute ribbon development along the A615 corrridor that poorly relates
to existing settlement patterns resulting in adverse impacts on landscape character and visual amenity.
RED - DL&P Consultants conclude that the upper stories and roofs of any proposed housing would be visually prominent along Alfreton Road and visible to a large number of receptors. Development
of the site would potentially extend the perceived existing settlement boundary and have a significant negative impact on the approach to Tansley.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
AMBER - The Conservation Officer advises that development of the site may result in harmful impact(s) to/on the significance/setting of the Lumsdale Conservation Area.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that the site is not known to support any habitats of high nature conservation value. However, it does support grassland habitat, which could have some
biodiversity value. There is a possibility of protected species - reptiles/birds. This is a small site and it is likely much of the grassland habitat would be lost. Whether this could be addressed via on site
enhancements is unclear, but there could be a small requirement for an enhancement off-site.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that the site has a reasonable site frontage to Alfreton Road, however, given the proximity to the change in speed limit and perceived vehicle speeds it is
difficult to confirm if acceptable visibility sightlines could be provided from any new access point within the site frontage available or existing highway limits (without affecting adjoining, potentially third
party, land). The scale of development may require the provision of a right turn harbourage. The developer would need to undertake additional detailed design work to demonstrate that acceptable
access arrangements, meeting current safe minimum criteria, could be achieved for the site to remain viable. The site is lower than the adjacent highway and in parts is relatively steep. Formation of
an access meeting both safe gradient and visibility criteria may prove challenging.
Derbyshire Highways Authority Comments - Public Transport
GREEN - Officer observed on site that there is a bus stop within 5 minutes walk of the site (i.e. less than 800m)
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that the site lies on the edge of existing residential area. Reasonable pedestrian links in the vicinity of the site but there are limited facilities within walking
distance
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that there are reasonable pedestrian links in the vicinity of the site but there are limited facilities within walking distance. The nature and perceived speed of
vehicles on Alfreton Road may be a barrier to encouraging walking trips / cycle use.

Derbyshire Education Authority Comments
AMBER
Tansley Primary School
The Derbyshire Education Authority advise that dependant on other developments coming forward in the normal area, a contribution would be requested for expansion of the normal area school,
subject to feasibility and consents.
Highfields School
The Derbyshire Education Authority advise that the Highfields School is currently projected to be over capacity in 5 years, due to current housing development. It should also be noted that the
academy have re-assessed their accommodation and may reduce their capacity. The Authority states that the feasibility to expand the school will need to be explored by DCC and a plan agreed with
the Multi Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around
two thirds of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and
around Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
AMBER - Severn Trent has advised that the potential impact of development on sewerage infrastructure is medium due to the development size. Foul flooding and pollution events downstream which
could be increased depending on hydraulic cause. All CSOs on route to treatment works are listed as abandoned so these shouldn’t be impacted. A development of this size could impact the treatment
works.
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low (assuming use of SUDS).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
The Economic Development Manager has advised that the site is located adjacent to established industrial location with, historically, low vacancy rates. From map info access appears possible
through existing employment site. With consideration to screening etc. could provide an acceptable extension to Brookfield Industrial Estate.

Conclusions
This is a greenfield site which comprises a small triangular shaped, single field parcel adjacent to the A615 and to the south-east of Brookfield Park Industrial Estate. Site frontage is formed by a timber
fence with all other boundaries enclosed by woodland. The site slopes steeply falling from Alfreton Road to the NE towards a brook with a well wooded backdrop. The landform has minor undulations
and irregular contours in places.The Lumsdale Conservation Area lies beyond the site boundary to the north.

The Derbyshire County Landscape Officer has advised that development of the site will result in a major impact upon landscape sensitivity. Development will constitute ribbon development along the
A615 corridor that poorly relates to existing settlement patterns resulting in adverse impacts on landscape character and visual amenity. There are however no significant impacts upon biodiversity or
infrastructure.
The Conservation Officer has assessed the development of the site may result in harmful impact(s) to/on the significance/setting of the Lumsdale Conservation Area.
The Highways Authority have advised that the site has a reasonable site frontage to Alfreton Road, however, given the proximity to the change in speed limit and perceived vehicle speeds it is difficult
to confirm if acceptable visibility sightlines could be provided from any new access point within the site frontage available or existing highway limits (without affecting adjoining, potentially third party,
land). Formation of an access meeting both safe gradient and visibility criteria may prove challenging.
Severn Trent has advised that the potential impact of development on sewerage infrastructure is medium due to the development size.
Given the significant major impact upon landscape sensitivity and the negative impact upon the settlement pattern and the approach to Tansley, the site is considered undevelopable.

Site Address:
corner of Chesterfield Road and Ladygrove Road, Two Dales, Matlock
Site Area (Ha): 0.76
Housing Capacity:

SHLAA Reference:
SHLAA181
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, however noted possible high lead levels/radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
RED - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 3, contains two large areas of surface water, two watercourses to the north and one south and three flood
records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
RED - The Environment Agency commented that the majority of this proposed allocation is situated in flood zones 2 and 3 generated from the Warney Brook which is designated as a main river.
Development should be kept out of the areas shown to be in areas of flood zone 2 and flood zone 3. If this isn’t the case, the sequential test will need to be undertaken by the LPA to determine if
development is acceptable at this location. If development is to be proposed on this site a sequential approach to development should be undertaken to ensure the most vulnerable development is
situated in areas of least flood risk. Any works to be carried out within 8m of a Main River may require a permit from the Environment Agency.

Warney Brook had a good population of Native White Clawed Crayfish until last year when there was an incident and hundreds were killed. We are increasing survey efforts to see if there is still a
remaining population. Warney brook will need to be protected from any pollutants/harmful run off to protect the depleted population. A suitable buffer strip will need to be retained between any
development and the watercourse.
Opportunities to look at natural flood management techniques and other environmental improvements should be looked into.
The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource. The current and/or historic use of the site may have been
contaminative and therefore appropriate investigations and remediation will need to be undertaken.
Landscape Comments
AMBER - The Derbyshire Landscape Officer has assessed that development of the site will have an moderate impact on landscape sensitivity. Visually prominent site with open views from Chesterfield
Road and Ladygrove Road, existing properties within Two Dales, and a number of public footpaths on rising ground to the south of the site. A single field parcel that is consistent with wider landscape
character and visually prominent from local roads and footpaths. The site lies predominantly in flood zone 2 and 3 of the Warney Brook.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted no known issues.
AMBER - The Conservation Officer advises that development may result in harmful impact on the significance and setting of the grade II* Holt House and associated parkland. Development may
result in harmful impact on the setting of Ladygrove House. The Conservation Officer concludes that development may result in harmful impact on/to the significance / setting of the heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that development of the site would have a low impact upon biodiversity and wildlife. The site is thought likely to support modified grassland and as such
is not of high nature conservation value. However, the Warney Brook is at the bottom of the field to the east and should be protected by a buffer of at least 50m. This would also protect the tree line
along the brook and provide space for habitat creation to offset the minor loss of the modified grassland. It should be achievable especially if a reasonable buffer is provided between the development
and the Warney Brook and assuming that the entire field is modified (species poor) grassland.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority has commented that a satisfactory access can be achieved from Chesterfield Road which has considerable roadside frontage available. Given the straight highway
alignment it is likely that acceptable levels of visibility will be achievable from the site frontage although the Highway Authority would recommend access be restricted to the central area, to provide
separation from the Ladygrove Road junction and to ensure satisfactory visibility sightlines from any access points are maintained. Single or possibly multiple access points may be possible subject
to meeting visibility requirements.
RED - Access is not possible to Ladygrove Road which has limited frontage and close proximity to bend and junction.
GREEN - The Highways Authority has commented that development of the site would have no adverse impact on the highway network from Chesterfield Road. It would possibly have an adverse
impact on Ladygrove Road junction with Chesterfield Road limited in terms of geometry and visibility and is likely to be sensitive to increases in levels of traffic.
Derbyshire Highways Authority Comments - Public Transport
RED - The Highways Authority has commented that the site does not appear to be on a bus route and is some distance away from local residential facilities.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority has commented that the site does not appear to be on a bus route and is some distance away from local residential facilities.

Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN -The Highways Authority has commented that there is a pedestrian footway fronting the site and a public right of way on the western site boundary.
Derbyshire Education Authority Comments
AMBER
Darley Dale Primary School
The Derbyshire Education Authority has advised dependant on the timing of this small site coming forward in relation to other developments, a contribution for expansion of Darley Dale Primary School
is likely to be required.
Highfields School
The Derbyshire Education Authority advises that the Highfields Secondary School is currently projected to be over capacity in 5 years, due to current housing development. It should also be noted
that the academy have re-assessed their accommodation and may reduce their capacity. The feasibility to expand the school will need to be explored by DCC and a plan agreed with the Multi
Academy Trust. It is noted that the majority of sites are fairly modest in size and therefore yield, with the exception of 302, 293, 780, 281 and 223 which would appear to represent around two thirds
of the housing yield from the 20 sites in the normal area. Once a refined list of sites is available, DCC will need to look closely at a strategy for accommodating this further growth in and around
Matlock. Note that this comment also stands for the additional sites - 224 and 435.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding ground water Severn Trent has no comments.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is low (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the potential impact on surface water sewerage infrastructure is low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The proposed site is at the junction of Ladygrove Road with Chesterfield Road between existing development and Warney Brook. It is greenfield land with a stone boundary wall to the road frontage
and belt of trees and a brook to the southern boundary.

The Environment Agency has stated that the impact of development would be significant, the site is located in Flood Zone 2 and 3 and that Warney Brook has a population of native Crayfish that will
need protection from any potential run off. The Lead Local Flood Authority has commented that the site is largely in Flood Zone 3, contains two large areas of surface water, two watercourses to the
north and one south and three flood records nearby the site, this is a significant constraint.
The Highways Authority have commented that suitable access can be achieved, however the distance from residential facilities and lack of bus route is noted as a constraint.
The Derbyshire Landscape officer has assessed that development of the site will have an moderate impact on landscape sensitivity.
The Conservation officer has raised concerns regarding the impact of development on the setting of the historic assets, 11* Holt House and Ladygrove House.
Derbyshire Wildlife Trust have indicated that should development go ahead then a 50 metre buffer for Warney Brook will need to be secured. However, the majority of the site is modified grassland.
The site is therefore not considered developable because of the significant risk development would have in terms of flooding and the biodiversity of Warney Brook, in addition potential impact on the
setting of a historic asset.

Site Address:
Land off Derby Road (B5023), Wirksworth, Near Matlock, Derbyshire. Opposite Cinder Lane
and immediately to the north of Ward Close.

SHLAA Reference:
SHLAA173

Site Area (Ha): 1.32
Housing Capacity:

Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objection, however noted possible high lead/Radon and noise and nuisance from rail line.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1 but also Zones 2 and 3 along it's northern edge, contains large areas of surface water along the
northern border, one watercourse and no flood records nearby the
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency advises that this proposed allocation is partially situated in flood zones 2 and 3 generated from the ordinary watercourse the River Ecclesbourne. Development
should be kept out of the areas shown to be in areas of flood zone 2 and flood zone 3. If this isn’t the case, the sequential test will need to be undertaken by the LPA to determine if development is
acceptable at this location. If development is to be proposed on this site a sequential approach to development should be undertaken to ensure the most vulnerable development is situated in areas
of least flood risk. The site is situated in the upper areas of the River Ecclesbourne catchment. Opportunities to look at natural flood management techniques and other environmental improvements
should be looked into. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.

Landscape Comments
AMBER - The County Council Landscape Officer concludes that development of the site would have a moderate impact on landscape character. The site is an area of rough grassland and pasture
on rising ground to east of Derby Road, Wirksworth. The site is dissected by a small stream with associated vegetation with other trees scattered across the site and around the boundaries.
In terms of potential visual effects the site forms visually prominent frontage with Derby Road and is overlooked by residential properties along Adam Bede Crescent and Ward Close. There is a public
footpath along the southern boundary of the site.
In conclusion the area is generally degraded farmland but includes areas of floodzone to tributary stream running through the site and extending northwards back into town. Provides important visual
break between Wirksworth and Millers Green.
Historic Environment Comments
GREEN - The County Council Archaeologist has noted that there are no known issues.
GREEN - Conservation Officer has advised that development is likely to result in minimal impact on heritage assets.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advise that the potential impact of development is high. The site supports a mosaic of semi-natural habitats including a small stream, tall herb including possibly
some rush-pasture and neutral grassland. Parts of the site are quite wet and likely to be valuable locally for invertebrates and possibly birds. The site is likely to be helping to store water and
development could have implications for flooding and water quality.
The loss of the habitats at the site are likely to require an off-site compensation scheme. The wetland areas of the site could include habitat that would be difficult to recreate anyway else locally. The
area needed to compensate for the loss of the site is likely to be larger than the site itself.
Derbyshire Highways Authority Comments – Access
GREEN - The Highways Authority advise that a satisfactory access can be achieved. Derby Road access may only be achieved at the northern part of the site - detailed designs will need to be
submitted to confirm acceptable access arrangements can be achieved. Due to high vehicle speeds and road alignment acceptable access arrangements are unlikely to be achievable from the
southern road frontage. The Highway Authority would be likely to resist individual frontage access points due to the proximity of Cinder lane junction opposite the site and deficiencies in available
visibility. Further details would need to be submitted in line with the above comments for the site to remain viable in access terms. Based on the anticipated scale of development, the development
of the site would not cause an adverse impact on the surrounding highway network.
Noted site constraints include - water course running through the site, levels on part of the site. Existing bus stop location on site frontage (near likely access point), may need to be relocated.
Topography of the site does not present a problem within the highway. Topography does present a highway problem within the site due to gradients on parts of the site.
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority advise that in respect of transport sustainability, the site is to the edge of an existing residential area. Centre of Wirksworth within walking thresholds. Bus Route on
Derby Road and bus stop located on site frontage. No nearby facilities.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advises that the Centre of Wirksworth is within walking thresholds but there are no nearby residential facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that possible measures to assist pedestrians crossing the B5023, to access bus stops.

Derbyshire Education Authority Comments
AMBER
Wirksworth Infant and Junior Schools
The Derbyshire Education Authority advises that there is currently projected capacity across the two Infant and one Junior school in the locality to accommodate a number of small sites. Should larger
sites come forward ahead of this one there may be the need for a contribution to education.
Anthony Gell
The Derbyshire Education Authority advise it is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth
without expansion of the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473)
and the site at Middleton Road (269) which will definately require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely
to require requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those
significant numbers.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
RED - Severn Trent has advised that active groundwater abstraction boreholes are located within 1km, therefore there is a risk posed to water quality. We strognly advise that the Council considers
the adoption of similar principals for this site in the areas overlying the borehole locations and SPZ1 e.g. the restriction of these areas to green parks, etc.). We advise that these limitations are extended
to this area as well. However, if this is not possible, then we strongly advise that developers are required to adopt suitable control measures and best industry practices when locating and designing
SUDS in the area. A suitable train of treatment should be implemented where infiltration SUDS are designed. We recommend that a Hydrogeological Impact Assessment (HIA) is prepared by the
developers to explore and assess the effects of the development on groundwater resources.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is low ((subject to hydraulic capacity checks.)
GREEN - Severn Tent has advised that the potential impact on surface water sewrage infrastructure is Low (assuming use of SUDs and discharge to watercourse).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
AMBER - Possible constraint due to noise from nearby Ecclesbourne Valley Railway Line which runs along the eastern boundary of the site.
Other Material Policy Considerations
None

Conclusions
A greenfield site situated to the south of the town to the east of Derby Road at its junction with Cinder Lane. The site comprises unmanaged grassland and lies adjacent to the Settlement Framework
Boundary of Wirksworth.

Environmental Health have raised no in principle objection to development of the site, but note the presence of high lead/radon and possible noise nuisance from the nearby railway line.
The Environment Agency advise that the site is partially situated in flood zones 2 and 3. They advise that development should be kept out of the areas shown to be in areas of flood zone 2 and flood
zone 3. unless the sequential test is applied.
Derbyshire Wildlife Trust consider the site to have high nature conservation value and development would have a negative effect on biodiversity. The site supports a mosaic of semi-natural habitats
including a small stream, tall herb including possibly some rush-pasture and neutral grassland. Parts of the site are quite wet and likely to be valuable locally for invertebrates and possibly birds. Parts
of the site provide flood storage/flood plain.
The County Council Landscape Officer concludes that development of the site would have a moderate impact on landscape character. The Conservation Officer has advised that the development is
likely to result in minimal impact on the significance/setting of heritage assets.
The Highways Authority advise that a satisfactory access can be achieved. Derby Road access may only be achieved at the northern part of the site. Due to high vehicle speeds and road alignment
acceptable access arrangements are unlikely to be achievable from the southern road frontage. Individual frontage access points due to the proximity of Cinder lane junction opposite the site and
deficiencies in available visibility would be resisted. The site lies to the edge of the settlement and nearby facilities and services would be within reasonable walking thresholds, however measures to
assist pedestrians would be required.
There are no significant infrastructure issues associated with the development of this site.
In conclusion the site is subject to a number of constraints which on balance result in the site being considered to be undevelopable.

Site Address:
Land Off Gorsey Bank, Wirksworth
Site Area (Ha): 0.9
Housing Capacity:

SHLAA Reference:
SHLAA206
Employment Land Site (Ha):

SHL».206
Off Gorsoy Bal'II<, w,r1<sWonh

Site Assessment
Environmental Health Comments
AMBER - Environmental Health raises no objections to the site but does highlight possible high lead levels/radon in the area.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. This
development will need to ensure that there is available capacity within the receiving sewerage network and sewage treatment works. Developers and the LPA should confirm available capacity with
Severn Trent Water before allocating sites. The site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
Landscape Comments
GREEN - The County Council Landscape Officer gives this site a landscape impact level of minor and advised that there would be minor landscape impact at this site. The Site contains a pastoral
field with some protected (TPO) trees along the southern edge to the rear of existing residential properties.

The Landscape Officer finds however that the site is visually contained by existing dwellings to the west and south, existing vegetation and the natural topography. The Officer states that although
the site is within an area of broader sensitivity (AMES) the site has no significant landscape constraints other than protected trees to the south and is visually well contained. The Landscape Officer
believes the site would benefit from a design brief to create satisfactory interface within open countryside to the east, immediately abutting SHLAA338.
Historic Environment Comments
RED - The County Council Archaeologist notes development of the site would be harmful to Gorsey Bank Conservation Area through setting.
GREEN - The Conservation Officer advises that development is likely to result in minimal impact on the significance and setting of heritage assets. Development is likely to result in minimal impact on
the setting of both Conservation Areas.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has advised that development of the site would have a low impact, stating they are not aware of any features of high nature conservation value at this site. The
grassland is thought likely to be either modified or other neutral grassland. There is an area to the north that is possibly of greater interest either species rich rough grassland or rush-pasture, but
difficult to be certain.
In respect of whether a net gain for biodiversity can be secured for the site Derbyshire Wildlife Trust conclude: The impact could probably be reduced if some areas to the north were excluded. Loss
of modified and/or other neutral grassland is likely to require some habitat creation or enhancement. This may be achievable on-site or require a small off-site compensation scheme.
Derbyshire Highways Authority Comments – Access
RED - The Highways Authority do not consider that a satisfactory access can be achieved to serve the site plan as drawn. Stating that no obvious access route to the public highway is indicated on
the site plan provided, however, there appears to be a very narrow, un-made, agricultural track between Nos 66 & 67 Gorsey Bank.
The proximity of the properties either side of the access track, means there is no scope or opportunity to provide meaningful improvements to upgrade the track to a suitable standard to support
additional residential development. It is not considered that a suitable access could be potentially achieved as highway constraints are also identified for the neighbouring site (SHLAA338). The
Highways Authority consider that development may cause an impact on the surrounding highway network, noting the existing highway network is constrained in parts, being limited in width, has limited
forward visibility and intermittent pedestrian provision linking to Wirksworth town centre.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that the site is located to the edge of an existing residential area, with limited pedestrian access to the facilities in the vicinity of the site.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advises that the centre of Wirksworth is within reasonable walking thresholds, however, limitations in the available routes may be a barrier to encouraging walking
trips or cycle use.
Derbyshire Education Authority Comments
AMBER
Wirksworth Infant and Junior Schools
The Derbyshire Education Authority advises that there is currently projected capacity across the two Infant and one Junior school in the locality to accommodate a number of small sites. Should larger
sites come forward ahead of this one there may be the need for a contribution to education.

Anthony Gell
The Derbyshire Education Authority advise it is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth
without expansion of the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473)
and the site at Middleton Road (269) which will definately require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely
to require requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those
significant numbers.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
AMBER - Severn Trent has noted that the site is within SPZ3 <2km from SPZ2. Severn Trent is opposed development on this site due to impact on ground water stating; 'active groundwater abstraction
boreholes are located within 1km, therefore there is a risk posed to water quality. We strongly advise that the Council considers the adoption of similar principals for this site in the areas overlying the
borehole locations and SPZ1 e.g. the restriction of these areas to green parks, etc.).' Severn Trent also advises that these limitations 'are extended to this area as well. However, if this is not possible,
then we strongly advise that developers are required to adopt suitable control measures and best industry practices when locating and designing SUDS in the area. A suitable train of treatment should
be implemented where infiltration SUDS are designed'. Severn Trent recommends that a Hydro-geological Impact Assessment (HIA) is prepared by the developers to explore and assess the effects
of the development on groundwater resources.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is low - (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None.
Other Material Policy Considerations
None.

Conclusions
A greenfield site and relatively contained area of grassland to the rear of residential properties along Gorsey Bank, Wirksworth. The site lies adjacent to the Settlement Framework Boundary for
Wirksworth.
Environmental Health have raised no in principle objection to development of the site, however they note the presence of high lead/radon.
The site lies within flood zone 1 and located on a Secondary Aquifer and care should be taken to avoid the potential for pollution of the groundwater resource. The site is within a source protection
zone and a Hydro-geological Impact Assessment (HIA) would be required explore and assess the effects of the development on groundwater resources.

The County Council Landscape Officer concludes that the site would constitute minor landscape impact. The Conservation Officer has advised that the development is likely to result in minimal impact
on the significance/setting of heritage assets. The County Archaeologist notes the sites proximity to Gorsey Bank Conservation Area and states development may have a harmful impact on the
heritage asset through setting.
The Highways Authority do not consider that a satisfactory access can be achieved to serve the site, stating that no obvious access route to the public highway is indicated. However, there appears
to be a very narrow, un-made, agricultural track between Nos 66 & 67 Gorsey Bank. The proximity of the properties either side of the access track, means there is no scope or opportunity to provide
meaningful improvements to upgrade the track to a suitable standard to support additional residential development.
The site lies to the edge of the existing residential area with limited nearby facilities. Pedestrian facilities are limited and may represent a barrier to encouraging trips by walking or cycling.
In respect of infrastructure the Education Authority states that there is currently capacity but contributions towards enhanced provision and feasibility studies may be required to consider future capacity
needs for education provision in the town.There are no known issues with healthcare capacity to serve a development of this size.
In conclusion given the overriding highway constraints the site is considered undevelopable.
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised objections possible contaminated land /radon/ nuisance from railway station/line.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains two large areas of surface water, and one watercourse to the east of the site and zero flood
records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
RED - The Environment Agency has commented that the site is situated mainly in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site
is situated on an area designated as Source Protection Zone 1 and a Secondary Aquifer. The site is also located adjacent to the Limestone Principle Aquifer. Principle Aquifers are layers of rock or
drift deposits that have high intergranular and/or fracture permeability - meaning they usually provide a high level of water storage. They may support water supply and/or river base flow on a strategic
scale. Groundwater abstraction licenses are permitted in the vicinity of the proposed site for industrial/commercial purposes.
Source Protection Zones are designated to protect the quality of groundwater abstractions used for drinking water purposes. Within Source Protection Zones certain activities may be restricted, for
example underground storage of hazardous substances (e.g. petrol or diesel) in Zone 1. Care should be taken to avoid the potential for pollution of the groundwater resource.

In planning any development in this area reference should be made to our document ‘The Environment Agency’s Approach to Groundwater Protection.’ This sets out our position on a wide range of
activities and developments, including:
•

Storage of pollutants and hazardous substances

•

Solid waste management

•

Discharge of liquid effluents into the ground (including site drainage)

•

Management of groundwater resources

•

Land contamination

•

Ground source heat pumps

•

Cemetery developments

This development will need to ensure that there is available capacity within the receiving sewerage network and sewage treatment works. Developers and the LPA should confirm available capacity
with Severn Trent Water before allocating this site.
This is a large site and developers should ensure that opportunities to reduce flood and maximise environmental enhancements are incorporated as part of the development. Biodiversity net gain will
be required and the development should look at opportunities to provide net gain greater than the minimum requirement of 10%.
Landscape Comments
RED - The County Council Landscape Officer comments confirm the impact of the the site on landscape would be Strategic in nature, commenting, a large parcel of land comprising historic field
patterns enclosed by hedgerows and walls, and some degraded land now becoming colonised by scrubby woodland. The land is in an area of wider sensitivity (AMES), partly includes a Local Wildlife
Site to the north, and abuts the Middleton Conservation Area. Visually the site is well contained by virtue of the existing woodland within the site but there is the potential to create a prominent frontage
along Cromford Road and open up views from the B5023. There is an existing dwelling within the site and other properties along Cromford Road that can view the site, and a publicly accessible track
(Old Lane) runs through the site.
Concluding, there are several environmental sensitivities associated with this site with the potential for adverse impacts on landscape, ecological and historic features that would affect the overall
landscape character of the area.
RED - DL&P Consultants conclude that the site has varied landscape qualities and has its own intimate character, with a fragmented relationship to built-up areas around it. Level changes mean the
site is viewed down into from Cromford Road and Middleton Road. However, the landscape internally is interesting and varied with different local landscape character areas of varying intactness. The
old quarry workings are softened and become part landscape character of the site. There is opportunity for a sensitive contextual development of the lower fields off Old Lane and lower parts of the
upper fields of the site. This may result in the increasing the value of the remaining upper landscape character as a backdrop to the development. The woodland areas and informal walkways provide
an opportunity to improve access through the site for the benefit of local residents and visitors to Wirksworth.

Historic Environment Comments
RED - The County Council Archaeologist comments conclude major historic environment issues, potentially 'unsound'. Recommend site not allocated. Unacceptable harms to Scheduled Monument
(Nether Ratchwood and Rantor lead mines) through setting. The allocation of part of the site would be acceptable, leaving an adequate setting buffer to the Scheduled Monument.
AMBER - The Conservation Officer has advised that development of the site may result in harmful impact to the significance / setting of the scheduled monument and to other identified designated
and non-designated heritage assets. Refer for archaeological interest.

Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that the site includes Habitats of Principal Importance including areas of open mosaic habitat on previously developed land, lowland mixed deciduous
woodland, other neutral grassland, lowland fen and possibly Calaminarian (lead spoil) grassland. The site is adjacent to and encroaches marginally into a Local Wildlife Site. The site also includes a
potential LWS site. A diverse assemblage of plants and insects are present together with birds and reptiles.
The development of this site will result in a very high impact due to loss of Habitats of Principal Importance and neutral pastures some of which are moderately diverse. There is also a possible loss
of broad-leaved woodland. It will not be possible to achieve a net gain for biodiversity at this site without significant off-site compensation (based on previous layout plans). Creating similar habitats
off-site somewhere locally will be very challenging.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority has advised that a suitable access may be achieved from Cromford Road – the controlled roadside frontage available is likely to be sufficient to create an access
meeting current safe minimum criteria. The scale of development may require the provision of a right turn harbourage and the access should be located with a degree of separation from the Spring
Close junction opposite. Detailed designs would need to be submitted to ensure all criteria could be met. Individual access points to Cromford Road would generally be discouraged.
POSSIBLY – Middleton Road – the road is subject to the national speed limit, 60mph, and given the street gradients vehicle speeds are reasonably high in the vicinity of the site frontage. Despite
having a reasonable site frontage to Middleton Road the majority of adjoining land is considerably lower than the public highway and falls away at an appreciable gradient – suitable access locations
are therefore likely to be very limited.
NO – Ravenstor Road – this industrial estate street does not form part of the adopted highway network and would be unlikely to provide a suitable environment to serve residential traffic.
The applicant would need to undertake additional detailed design work, based on captured vehicle speeds, to demonstrate that acceptable access arrangements, meeting current safe minimum
criteria, could be achieved for access to remain viable to Middleton Road.
Need to consider trip destinations to ascertain whether it would be prudent to explore / provide access to Middleton Road.
Emergency access point to Middleton Road to be addressed.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that the site is is located adjacent to existing residential environment – street lighting and footways present. Centre of Wirksworth with reasonable walking
distances. Bus service on Cromford Road with bus stops within reasonable walking thresholds, however measures to assist pedestrians crossing the B5036 may be required, to access southbound
bus stops.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advise that pedestrians may need to cross the busy B5036 – pedestrian refuges could be installed as part of the formation of the new access arrangements to serve
the site.

Derbyshire Education Authority Comments
AMBER
Wirksworth Infant and Junior Schools
The Derbyshire Education Authority advises that there is currently projected capacity across the two Infant and one Junior school in the locality to accommodate a number of small sites. Should larger
sites come forward ahead of this one there may be the need for a contribution to education.
Anthony Gell
The Derbyshire Education Authority advise it is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth
without expansion of the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473)
and the site at Middleton Road (269) which will definately require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely
to require requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those
significant numbers.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
RED - Severn Trent has advised that active groundwater abstraction boreholes are located within the development site area, therefore there is a significant risk posed to water quality. Severn Trent
adopts a strict "no development" policy within SPZ1 areas (i.e. land within an SPZ1 owned by Severn Trent is subject to strict control measures on land use. Severn Trent also holds the right to refuse
to sell this land). Severn Trent advise that the Council considers the adoption of similar principals for this site in the areas overlying the borehole locations and SPZ1 e.g. the restriction of these areas
to green parks, etc.). We advise that these limitations are extended to the SPZ2 areas as well. However, if this is not possible, then we strongly advise that developers are required to adopt suitable
control measures and best industry practices when locating and designing SUDS in the SPZ2 areas. A suitable train of treatment should be implemented where infiltration SUDS are designed in
SPZ2. We recommend that a Hydrogeological Impact Assessment (HIA) is prepared by the developers to explore and assess the effects of the development on groundwater resources.
RED - Severn Trent has advised that the potential impact on sewerage infrastructure is high due to development size and potential impact on treatment works.
AMBER - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is medium due to development size.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
The Economic Development Manager has commented that the employment element previously proposed to east of Old Lane. Abnormal costs yet to be agreed between landowner and DDDC Viability
Consultants in order for viability assessment to be concluded. Previous approach of linking the remediation and delivery of this site and Middle Peak Quarry appears to be lost with a short term focus
on this site in isolation. Landowner priority is to secure planning permission for Middleton Road and dispose of the site. Remains an allocation we would wish to see delivered but significant viability
challenges.

Conclusions
The site is an extensive area of brownfield land to the rear of Ravenstor Industrial Estate and extends across to Middleton Road. The site lies within the Settlement Framework Boundary of Wirksworth
and is allocated within the Derbyshire Dales Local Plan under policy HC2(cc), DS6 and EC2(f) for mixed use development.
Environmental Health have expressed no in principle objections to development of the site but note possible issues with contamination/radon and nuisance from the nearby railway line.
The site is largely in Flood Zone 1, situated on an area designated as Source Protection Zone 1, a Secondary Aquifer and adjacent to the Limestone Principle Aquifer. Engagement with the relevant
agencies will be necessary to address concerns pertaining to ground water and water supply.
Derbyshire Wildlife Trust advise that the site includes Habitats of Principal Importance. The site is adjacent to and encroaches marginally into a Local Wildlife Site. The site also includes a potential
LWS site. Development of this site will result in a very high impact due to loss of Habitats of Principal Importance.
The site has varied landscape qualities and level changes. Visually the site is well contained by virtue of the existing woodland within the site but there is the potential to create a prominent frontage
along Cromford Road and open up views from the B5023. The landscape consultants conclude there is opportunity for a sensitive contextual development of the lower fields off Old Lane and the
lower parts of the upper fields of the site.
The Conservation Officer concludes development of the site may result in harmful impact to the significance / setting of the scheduled monument and to other identified designated and non-designated
heritage assets. The County Archaeologist identifies major historic environment constraints (Nether Ratchwood and Rantor Lead Mines) and concludes only part of the site should be allocated to
allow for an adequate setting buffer to the heritage assets.
The Highways Authority advise that a suitable access may be achieved from Cromford Road. Given highway speeds and gradients suitable access locations to Middleton Road are likely to be very
limited. Access from Ravenstor Road would not be suitable.as it does not form part of the adopted highway.
The site is located within walking distance of the services and facilities within the town centre, however measures to assist pedestrians crossing the B5036 will be required.
In respect of infrastructure the Education Authority states that there is currently capacity but contributions towards enhanced provision and feasibility studies may be required to consider future capacity
needs for education provision in the town. Similarly a feasibility study to address the impact of development on the health practices serving the site will be required. Severn Trent has advised that the
potential impact on sewerage infrastructure is high due to development size and potential impact on treatment work
The site is an existing allocation within the adopted Derbyshire Dales Local Plan, for 150 dwellings and 2ha of employment land. There are several environmental sensitivities to the site but it is
considered on balance given its brownfield nature that the site is developable. It is recommended that the extent of the existing allocation is retained. The site comprises a large expanse of brownfield
land adjoining the settlement and offers opportunities for place making and comprehensive redevelopment in a sustainable location adjacent to the settlement of Wirksworth.
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objection but noted that there is possible noise from the industrial estate, presence of high lead and Radon.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains one area of surface water along the eastern boundary, 1 watercourse to the east and one
flood record nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency advise that the site is situated in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters. The site is situated
on an area designated as Source Protection Zone 1 and Primary and Secondary Aquifers, and care should be taken to avoid the potential for pollution of the groundwater resource. This development
will need to ensure that there is available capacity within the receiving sewerage network and sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent
Water before allocating this site.

Landscape Comments
RED -The County Council Landscape Officer confirms that the impact of the site on landscape would be Major impact upon landscape sensitivity, commenting this site comprises mature woodland
immediately adjacent to Cromford Road at Steeple Grange that plays an important role in contributing to landscape character, screening the Wirksworth Industrial Centre, helping to maintain spatial
separation between Steeple Grange and Wirksworth, and contributes to the wider ecology of the area. The site forms a prominent frontage to Cromford Road although surrounding woodland screens
it from wider views.
The Landscape Officer comments conclude that development would have potential to impact on key landscape characteristics and the ecology of the area including the further coalescence of
Wirksworth and Steeple Grange.
AMBER - DL&P consultants conclude that the site relates well to existing housing and the pattern of development and is of a size and shape to optimise linear development of one row of houses. The
vegetation on site is not of a high quality and it would be possible to reinforce existing mature trees with a new native planting scheme to compensate for the loss of scrubby woodland. The role of the
vegetation as a stretch of green gives a visual relief within the road corridor. On balance, the site has the potential to be used for housing due to the accessibility directly onto the road, the pattern of
development and the limited impact housing would have on the surroundings. The loss of the green gap in the road corridor would be the main impact, but in terms of impact on wider landscape
character and landscape visual impact the change would be minimal.
Historic Environment Comments
GREEN - The County Council Archaeologist has commented that there is artefact scatter noted on HER.
GREEN - The Conservation Officer has advised that development of the site is likely to result in minimal impact on the significance / setting of heritage assets. Development is likely to result in minimal
impact on the setting of both Conservation Areas.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that development of the site would have a high impact upon biodiversity and wildlife. The site appears to support broad-leaved woodland. This will need
to be surveyed and assessed, but any development will have to destroy most of the woodland that is present on site. This woodland connects to other areas of broad-leaved woodland within the
National Stone Centre and as such, its loss from this location would be significant negative impact. If the woodland meets the definition for a Habitat of Principal Importance, the impact is likely to be
more severe. In order to achieve a net gain for biodiversity a new woodland would have to be created and this will probably need to be on a bigger area of land nearby. Clearly finding suitable land
for woodland creation in the locality could be difficult.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that a suitable access from the site could possibly be achieved. The extent of public highway is the back edge of footway and does not include the wide grass
verge on the north side of Ravenstor Close (not adopted highway). Speed readings would need to be taken to establish whether acceptable visibility sightlines could be provided along the site frontage
available. The applicant would need to undertake additional detailed design work to demonstrate that acceptable access arrangements, meeting current safe minimum criteria, could be achieved for
the site to remain viable.
Derbyshire Highways Authority Comments - Public Transport
GREEN - The Highways Authority advise that there is a bus service on Cromford Road with bus stops within reasonable walking thresholds, however measures to assist pedestrians crossing the
B5036 may be required, to access southbound bus stops.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advise that the nearest residential facilities are located in Wirksworth and whilst the site is likely to be at the upper walking threshold, the distance, combined with
the street gradients in this area, could be a barrier to encouraging walking / cycling trips.

Derbyshire Highways Authority – Availability of Pedestrian Networks
GREEN - The Highways Authority advise that that ithe site is located within an existing residential environment, street lighting and footways present.
Derbyshire Education Authority Comments
AMBER
Wirksworth Infant and Junior Schools
The Derbyshire Education Authority advises that there is currently projected capacity across the two Infant and one Junior school in the locality to accommodate a number of small sites. Should larger
sites come forward ahead of this one there may be the need for a contribution to education.
Anthony Gell
The Derbyshire Education Authority advise it is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth
without expansion of the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473)
and the site at Middleton Road (269) which will definately require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely
to require requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those
significant numbers.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
RED - Severn Trent has advised that active groundwater abstraction boreholes are located within the development site area, therefore there is a significant risk posed to water quality. Severn Trent
adopts a strict "no development" policy within SPZ1 areas (i.e. land within an SPZ1 owned by Severn Trent is subject to strict control measures on land use. Severn Trent also holds the right to refuse
to sell this land). It is strongly advised that the Council considers the adoption of similar principals for this site in the areas overlying the borehole locations and SPZ1 e.g. the restriction of these areas
to green parks, etc.). We advise that these limitations are extended to the SPZ2 areas as well. However, if this is not possible, then we strongly advise that developers are required to adopt suitable
control measures and best industry practices when locating and designing SUDS in the SPZ2 areas. A suitable train of treatment should be implemented where infiltration SUDS are designed in
SPZ2. We recommend that a Hydrogeological Impact Assessment (HIA) is prepared by the developers to explore and assess the effects of the development on groundwater resources.
AMBER - Severn Trent has advised that the potential impact on sewerage infrastructure is medium due to impact on downstream CSO.
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
AMBER - The site is located adjacent to an industrial estate.
Other Material Policy Considerations
None

Conclusions
The site comprises sloping ground on the western side of the B5036 between Ravenstor Road and New Street and lies adjacent to the Settlement Development Framework Boundary for Wirksworth.
The site comprises open woodland behind a dense belt of trees/shrubs fronting the road.
Environmental Health have raised no in principle objection to development of the site, however they note possible issues of noise from the nearby industrial estate and the presence of high lead/radon.
The site is situated in flood zone 1 and on an area designated as Source Protection Zone 1 and Primary and Secondary Aquifers, and care should be taken to avoid the potential for pollution of the
groundwater resource.
Derbyshire Wildlife Trust state that development of the site would have a high impact upon biodiversity and wildlife as the site appears to support broad-leaved woodland. This woodland connects to
other areas of broad-leaved woodland within the National Stone Centre and as such, its loss from this location would be significant negative impact. If the woodland meets the definition for a Habitat
of Principal Importance, the impact is likely to be more severe.
The County Council Landscape Officer confirms that development would have a major impact on landscape sensitivity, commenting this site comprises mature woodland immediately adjacent to
Cromford Road at Steeple Grange that plays an important role in contributing to landscape character, screening the Wirksworth Industrial Centre, helping to maintain spatial separation between
Steeple Grange and Wirksworth, and contributes to the wider ecology of the area.
The Conservation Officer considers development of the site is likely to result in minimal impact on the significance / setting of heritage assets.
The Highways Authority advise that a suitable access from the site could possibly be achieved and bus services and are within a reasonable walking distance. Measures to assist pedestrians crossing
the B5036 may be required. Services and facilities are available in Wirksworth.
In respect of infrastructure the Education Authority states that there is currently capacity but contributions towards enhanced provision and feasibility studies may be required to consider future capacity
needs for education provision in the town. Severn Trent has advised that the potential impact on sewerage infrastructure is high due to development size and potential impact on treatment works and
active groundwater abstraction boreholes are located within the development area which represent a constraint.
On balance it is considered that the site is unsuitable for development given the acknowledged ecological and environmental constraints. Development would result in the loss of an area of broad
leaved woodland, important both for ecological and landscape purposes. The site provides an important feature and break in the street scene between Steeple Grange and Wirksworth and offers
biodiversity and wildlife benefits. The site is deemed undevelopable.
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Site Assessment
Environmental Health Comments
AMBER - The Environmental Health Officer raised no objections with the site but did highlight possible high lead levels/radon in the area.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
GREEN - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains no surface water, no watercourses and no flood records nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency believes the site constitutes minimal environmental risk however the agency does raise the risks associated with the sites location atop an aquifer. The Agency
states that the site is situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
Landscape Comments
GREEN- The County Council Landscape Officer gives this site a landscape impact level of minor and concludes that the site would constitute minor Landscape Impact. However, the Officer finds that
the site is visually contained by existing dwellings to the west and south, existing vegetation and the natural topography.

The County Council Landscape Officer states that although the site is within an area of broader sensitivity (AMES) the site has no significant landscape constraints and is visually well contained
although it would benefit from a design brief to create satisfactory interface within open countryside to the east, Immediately abutting SHLAA206.
Historic Environment Comments
AMBER - The County Council Archaeologist has noted the setting of Gorsey Bank Conservation Area.
GREEN - The Conservation Officer has advised that the development is likely to result in minimal impact on the significance/setting of heritage assets.
Derbyshire Wildlife Trust Ecology Comments
GREEN - Derbyshire Wildlife Trust has given the impact of the site a ranking of low and advised that they are not aware of any features of high nature conservation value at this site. The grassland is
thought likely to be either modified or other neutral grassland. Loss of modified and/or other neutral grassland is likely to require some habitat creation or enhancement. This may be achievable onsite or require a small off-site compensation scheme.
Derbyshire Highways Authority Comments – Access
RED - There is poor opportunity for sufficient access onto the site. The Highways Officer advises that access from the site to Griggs Gardens is derived from a narrow, un-made, agricultural track.
Visibility onto Griggs Gardens is obscured by third party land either side of the access. The Officer also states that there are third party properties either side of the access track, therefore, there is
little scope or opportunity to provide meaningful improvements to up-grade the road to a suitable standard to support additional residential development.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority advises that as the site is at the edge of an existing residential area with limited nearby facilities.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - The Highways Authority advises that there are limited pedestrian facilities in the vicinity of the site and although the Centre of Wirksworth is within reasonable walking thresholds, limitations
in the available routes may be a barrier to encouraging walking trips or cycle use.
Derbyshire Education Authority Comments
AMBER
Wirksworth Infant and Junior Schools
The Derbyshire Education Authority advises that there is currently projected capacity across the two Infant and one Junior school in the locality to accommodate a number of small sites. Should larger
sites come forward ahead of this one there may be the need for a contribution to education.
Anthony Gell
The Derbyshire Education Authority advise it is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth
without expansion of the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473)
and the site at Middleton Road (269) which will definately require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely
to require requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those
significant numbers.

Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
AMBER - Severn Trent has advised that the site is located within SPZ3 <2km from SPZ2. Severn Trent is opposed to development on this site. They advise that active groundwater abstraction
boreholes are located within 1km, therefore there is a risk posed to water quality. They strongly advise that the Council considers the adoption of similar principals for this site in the areas overlying
the borehole locations and SPZ1 e.g. the restriction of these areas to green parks, etc.). Severn Trent advises that these limitations are extended to this area as well. However, if this is not possible,
then we strongly advise that developers are required to adopt suitable control measures and best industry practices when locating and designing SUDS in the area. A suitable train of treatment should
be implemented where infiltration SUDS are designed. They recommend that a Hydro geological Impact Assessment (HIA) is prepared by the developers to explore and assess the effects of the
development on groundwater resources.
GREEN - Severn Trent has advised that the potential impact on sewerage infrastructure is low - (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is low (assuming use of SUDs).
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None.
Other Material Policy Considerations
None.

Conclusions
The site comprises an area of unmanaged grassland to the east of existing properties to Gorsey Bank and Griggs Gardens, Wirksworth. The site is undulating with a gradual rise in levels to the east
and abuts the Settlement Development Boundary for Wirksworth.
Environmental Health have raised no in principle objection to development of the site, however they note the presence of high lead/radon.
The site lies within flood zone 1 and located on a Secondary Aquifer and care should be taken to avoid the potential for pollution of the groundwater resource.
Derbyshire Wildlife Trust are not aware of any features of high nature conservation value and consider the impact of development on biodiversity to be low.
The County Council Landscape Officer concludes that the site would constitute minor landscape impact, with the site visually contained by existing dwellings to the west and south, existing vegetation
and the natural topography.
The Conservation Officer has advised that the development is likely to result in minimal impact on the significance/setting of heritage assets. The County Archaeologist notes the sites proximity to
Gorsey Bank Conservation Area.
The Highways Authority conclude that the site is highly constrained with poor opportunities to deliver a suitable and sufficient access to serve residential development due to narrow highway width,
third party land constraining visibility, unmade agricultural track and the limited scope to upgrade the road to an appropriate standard. The site lies to the edge of the existing residential area with
limited nearby facilities. Pedestrian facilities are limited and may represent a barrier to encouraging trips by walking or cycling.

In respect of infrastructure the Education Authority states that there is currently capacity but contributions towards enhanced provision and feasibility studies may be required to consider future capacity
needs for education provision in the town. There are no known issues with healthcare capacity to serve a development of this size. Severn Trent has advised that active groundwater abstraction
boreholes are located within proximity of the development area which represent a constraint. A Hydro geological Impact Assessment (HIA) would be required to explore and assess the effects of the
development on groundwater resources.
In conclusion given the overriding highway constraints the site is considered undevelopable.

Site Address:
Land at Middle Peak Quarry, Wirksworth, Derbyshire
Site Area (Ha): 73.29
Housing Capacity: 645

SHLAA Reference:
SHLAA473
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
AMBER - Environmental Health has raised no objections, noting possible contaminated land/Radon.
Derbyshire County Council Minerals & Waste Comments
AMBER - The County Council Minerals Officer has advised that ‘Middle Peak Quarry is classified as being inactive, i.e. it could technically recommence production without a new set of conditions’.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains 13 areas of surface water, one watercourse to the east of the site and zero flood records
nearby the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
RED - The Environment Agency has commented that the site is situated mainly in flood zone 1 and therefore the LLFA will need to be consulted for their comments on surface water matters.The site
is situated on an area designated as Source Protection Zone 1 and a Principal Aquifer, and care should be taken to avoid the potential for pollution of the groundwater resource.
A development of this size should be connected to the mains drainage as opposed to using a non mains option. The developer and the LPA should ensure connection to the mains sewer is acceptable
before allocating this site. This development will need to ensure that there is available capacity within the receiving sewerage network and sewage treatment works. Developers and the LPA should
confirm available capacity with Severn Trent Water before allocating this site.

Landscape Comments
RED - The County Council Landscape Officer concludes that the landscape impact of the site is strategic, commenting this site comprises a large area of land including Middle Peak Quarry and
existing pastoral farmland between the B5023 and the B5035 to the north-west of Wirksworth. The land is in an area of wider sensitivity (AMES), the northern limits are within the Middleton Conservation
Area and includes some protected woodland, and the south-east corner is within the Wirksworth Conservation Area and includes a SSSI. Although the quarry void is generally well contained visually,
the undisturbed westernmost extent of the site is visually prominent in views from the B5035 and footpaths that cross this farmland, and is perceived as part of the more extensive limestone plateau.
There are several environmental sensitivities associated with this site with the potential for adverse impacts on landscape, ecological and historic features that would affect the overall landscape
character and visual amenity of the area.
AMBER - DL&P consultants conclude that the site is close to the centre of Wirksworth and offers opportunities to expand the town without using undeveloped land. This is an industrial landscape that
has a distinct character in itself and using it for housing will create a strong contrast. However, the special character of the site and the constraints offer opportunities for strong placemaking. The visual
impacts of buildings are dwarfed by the magnitude of the larger and wider scale of the rockfaces of the quarry itself. However, I would restrict development to areas away from the B5035 and
Brassington Lane where there will be few views to limit the impression of urbanisation and retain the rural setting of the undeveloped agricultural fields to the West of the site.
Historic Environment Comments
RED - The County Council Archaeologist has concluded that development of the site will have major historic environment issues, potentially 'unsound'. Recommend site not allocated. Fields to west
of quarry have high historic landscape value plus HER records for lead workings, route of 'the Portway'. Allocation of the quarry floors only would be acceptable.
AMBER - The Conservation Officer has advised that where the land within the site has been removed by quarrying, apart from the heritage asset of the quarry itself, all other heritage assets are nonexistent.
Development may result in harmful impact to/on the significance / setting of the Conservation Areas, the scheduled monument and to other identified designated and non-designated heritage assets.
Refer for archaeological interest.
Derbyshire Wildlife Trust Ecology Comments
RED - Derbyshire Wildlife Trust has advised that development of the site will have a very high impact upon biodiversity and wildlife. This is a very large site and development could result in significant
loss of Habitats of Principal Importance including open mosaic habitat on previously developed land and smaller areas of lowland calcareous grassland and possibly other grassland types of note.
Existing records indicate that the quarry is likely to support a diverse assemblage of species of conservation concern including mammals, birds, reptiles, butterflies and other insects and plants. There
could also be loss of woodland and/or scattered trees.
Achieving a net gain at this site will be very challenging as the potential loss of habitats of high value for nature conservation could be anywhere between 10 and 25 ha or even greater. This is likely
to generate a need for significant off-site compensation. Some of this will be like-for-like habitat creation for loss of open mosaic habitat. At present, it is difficult to know where a viable receptor site
would be found locally. Equally, the loss of any calcareous grassland will require bespoke compensation to address unacceptable loss. Species impacts are also very high due to the loss of the habitat.
Clearly, the layout of any development could attempt to reduce the footprint and avoid and retain key areas of habitat.
Derbyshire Highways Authority Comments – Access
AMBER - The Highways Authority advise that a suitable access may be possible - the site as drawn includes the former quarry area and agricultural land on the ‘upper’ areas to the west. The site is
bounded by roads on virtually all sides, although it would appear the main (existing) access to the quarry is off the B5023 – it is assumed this will be the point of access to serve the site. Given the site
frontage available to the B5023, with some modifications it is likely acceptable access arrangements and visibility sightlines could be achieved to serve a certain quantum of development.
Due to the nature of the rural highway network on the other surrounding roads it is unlikely that acceptable access arrangements to serve vehicular or pedestrian access could be achieved.
Development proposals would need to be submitted to see how the site could be successfully developed and on which areas. Detailed access designs would need to be submitted identifying acceptable
access arrangements and visibility sightlines (based on captured vehicles speeds) for the site to remain viable in highway safety terms. Quarry environment – different platform levels and rock faces

may constrain development potential across the entire site. Limited access potential given level differences. Development proposals would need to be submitted to see how the site could be successfully
developed.
Derbyshire Highways Authority Comments - Public Transport
No Comments
Derbyshire Highways Authority Comments – Access to shops, services and facilities
AMBER - The Highways Authority Advise that the site lies on the edge of existing residential area. Limited pedestrian facilities in the vicinity of the site. Centre of Wirksworth within reasonable walking
thresholds, however, limitations in the available routes may be a barrier to encouraging walking trips / cycle use.
Derbyshire Highways Authority – Availability of Pedestrian Networks
AMBER - Limited pedestrian facilities in the vicinity of the site.
Derbyshire Education Authority Comments
AMBER
Wirksworth Infant and Junior Schools
The Derbyshire Education Authority advises that there is currently projected capacity across the two Infant and one Junior school in the locality to accommodate a number of small sites. Should larger
sites come forward ahead of this one there may be the need for a contribution to education.
Anthony Gell
The Derbyshire Education Authority advise it is clear that a strategy will be required for the area served by Anthony Gell school. Currently there is not capacity to accommodate any future growth
without expansion of the school. A feasibility study will need to be undertaken to establish the potential and will for growing the school. There is one potential very large site (Middlepeak quarry - 473)
and the site at Middleton Road (269) which will definately require a planned strategic response. All other sites appear relatively small, all except one expecting to yield 10 or less pupils. All are likely
to require requests towards secondary and post-16 accommodation. The key issue for this school will be around the timing of the quarry sites and the need for a strategy to accommodate those
significant numbers.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
AMBER - Derby & Derbyshire CCG Estates Strategy identifies the need for either a feasibility or capacity study to address the impact of development on the practices served by the site.
Severn Trent Comments
RED - Severn Trent has advised that active groundwater abstraction boreholes are located within the development site area, therefore there is a significant risk posed to water quality. Severn Trent
adopts a strict "no development" policy within SPZ1 areas (i.e. land within an SPZ1 owned by Severn Trent is subject to strict control measures on land use. Severn Trent also holds the right to refuse
to sell this land). We strongly advise that the Council considers the adoption of similar principals for this site in the areas overlying the borehole locations and SPZ1 e.g. the restriction of these areas
to green parks, etc.). We advise that these limitations are extended to the SPZ2 areas as well. However, if this is not possible, then we strongly advise that developers are required to adopt suitable
control measures and best industry practices when locating and designing SUDS in the SPZ2 areas. A suitable train of treatment should be implemented where infiltration SUDS are designed in
SPZ2. We recommend that a Hydrogeological Impact Assessment (HIA) is prepared by the developers to explore and assess the effects of the development on groundwater resources.
RED - Severn Trent has advised that the potential impact on sewerage infrastructure is high due to development size and potential impact on treatment works.
AMBER - Severn Trent has advised that the potential impact of surface water sewerage infrastructure is medium due to development size.

Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
The site comprises areas of brownfield and greenfield land predominantly within the Wirksworth Settlement Framework Boundary. The site includes the main area of Middle Peak Quarry and void, the
former Dale Quarry to the south and areas of agricultural land to the west. Middle Peak Quarry is currently dormant and represents a large area of previously developed land with opportunities for
restoration and redevelopment.
The site is allocated under policy HC2(dd) and DS7 of the adopted Derbyshire Dales Local Plan for residential development.
Middle Peak Quarry is classified as inactive by the County Council Minerals Officer, and Environmental Health have raised no objections to development apart from noting possible issues of
contamination/radon.
The site lies within flood zone 1 and numerous areas of surface water are present within the site. The site is situated on an area designated as Source Protection Zone 1 and a Principal Aquifer, and
care should be taken to avoid the potential for pollution of the groundwater resource. Given the sites location on a Source Protection Zone Severn Trent recommend that a Hydrogeological Impact
Assessment (HIA) is prepared to assess the effects of the development on groundwater resources.
The land is in an area of wider sensitivity (AMES), the northern limits are within the Middleton Conservation Area and includes some protected woodland, and the south-east corner is within the
Wirksworth Conservation Area and includes a SSSI.
In terms of impact of development upon landscape character the consultants conclude the special character of the site offers opportunities for strong placemaking, with the visual impacts of buildings
dwarfed by the magnitude of the larger and wide scale rock faces of the quarry. The consultants recommend restricting development to areas away from the B5035 and Brassington Lane where there
will be few views to limit the impression of urbanisation and retain the rural setting of the undeveloped agricultural fields to the West of the site.
The Conservation Officer advises that where the land within the site has been removed by quarrying, apart from the heritage asset of the quarry itself, all other heritage assets are non-existent. The
County Council Archaeologist concludes that only allocation of the existing quarry floors would be acceptable as the fields to the west of quarry have high historic landscape value.
Derbyshire Wildlife Trust consider development of the site will have a very high impact upon biodiversity and wildlife. Development of a large site could result in significant loss of Habitats of Principal
Importance.
The site lies to the edge of the settlement with limited pedestrian facilities within the vicinity of the site, however the centre of Wirksworth is within reasonable walking thresholds. The Highways
Authority consider that a suitable access to serve development may be possible, and it is assumed that the main access to the quarry, off B5023 will be the point of access to serve the site.
Due to the nature of the rural highway network on the other surrounding roads it is unlikely that acceptable access arrangements to serve vehicular or pedestrian access could be achieved.
In respect of infrastructure the Education Authority states that there is currently capacity but contributions towards enhanced provision and feasibility studies may be required to consider future capacity
needs for education provision in the town. Similarly a feasibility study to address the impact of development on the health practices serving the site will be required. Severn Trent has advised that the
potential impact on sewerage infrastructure is high due to development size and potential impact on treatment works.

The site is an existing allocation within the adopted Derbyshire Dales Local Plan, for 645 dwellings. There are several environmental sensitivities to the site but it is considered on balance that the site
is developable. It is recommended that the extent of the existing allocation is retained. The site comprises a large expanse of brownfield land adjoining the settlement and offers opportunities for place
making and comprehensive redevelopment and restoration. On the basis of the landscape sensitivities it is recommended the areas of greenfield land to the west near the B5035 are not deemed
developable and excluded from any allocation.

Site Address:
Land West of Leapley Lane,
Yeaveley,
Derbyshire
Site Area (Ha): 0.71
Housing Capacity:

SHLAA Reference:
SHLAA304
Employment Land Site (Ha):
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Site Assessment
Environmental Health Comments
GREEN - Environmental Health has raised no objection.
Derbyshire County Council Minerals & Waste Comments
No comments.
Lead Local Flood Authority Comments
AMBER - The Lead Local Flood Authority has commented that the site is largely in Flood Zone 1, contains one area of surface water, one watercourse to the east of the site and one flood record
south of the site.
Environment Agency Comments - Flood Risk & Surface Water Drainage
AMBER - The Environment Agency has commented that the site is of low environmental risk, situated on a Secondary Aquifer, and care should be taken to avoid the potential for pollution of the
groundwater resource. All developments should connect to the existing foul mains drainage network. Development will need to ensure that there is available capacity within the receiving sewerage
network and sewage treatment works. Developers and the LPA should confirm available capacity with Severn Trent Water before allocating sites. Development and growth must not impact upon the
quality of watercourses in the Borough. A deterioration may result from additional discharges from sewage treatment works and/or overflows from the sewerage network or changes in quality, quantity

or rate of flow as a consequence of urbanisation or increased surface runoff. This site is situated in flood zone 1 and any surface water comments should now be directed to the Lead Local Flood
Authority as the statutory body for surface water.
Landscape Comments
GREEN - The County Council Landscape Officer has commented that development of the site would have a moderate impact on development. The land is overlooked by properties and their gardens
to the south of the site although the site is generally well contained in wider views by existing dwellings and boundary vegetation. Provided the site can be developed without impacting upon several
listed buildings in the locality then there are no significant landscape or visual amenity constraints affecting this site.
Historic Environment Comments
AMBER - The County Council Archaeologist noted: Slight ridge and furrow earthworks; northern part of the site has small paddocks and buildings on 1840 map – may suggest within medieval core.
Recommend desk-based assessment and geophysical survey as part of planning application.
AMBER - The Conservation Officer has advised that development of the site may result in a harmful impact to/on the significance / setting of heritage assets. The south side of the site abuts the
curtilage boundary of designated heritage assets - The Tithe Barn; Yeaveley House Farm. The Conservation Officer has concluded that development of the site should have due regard to the setting
of the listed buildings. Development of the site should have due regard to any potential archaeological interest.
Derbyshire Wildlife Trust Ecology Comments
AMBER - Derbyshire Wildlife Trust has advised that the site supports grassland habitats with trees and possibly an orchard. However, there is little information and aerial imagery is difficult to interpret
for part of the site. Possibly net biodiversity gain can be achieved but the type and scale of impacts is unclear. Most of the site is probably species poor grassland and if the development focused on
this and retained trees and rough grassland to the west the impact may be quite low. Some on-site measures will be essential, but quite possibly there will be a need for off-site compensation as well.
Derbyshire Highways Authority Comments – Access
AMBER –The Highways Authority advise that a satisfactory access can possibly be achieved to serve the site plan as drawn. The Highways Authority advise that the site has a reasonable site
frontage to Leapley Lane, however, given the proximity to the change in speed limit and perceived vehicle speeds it is difficult to confirm if acceptable visibility sightlines could be provided from any
new access point within the constraints of the site frontage available or existing highway limits (without affecting adjoining, potentially third party, land). Possible access, the site has a reasonable site
frontage to Leapley Lane, however, given the proximity to the change in speed limit and perceived vehicle speeds it is difficult to confirm if acceptable visibility sightlines could be provided from any
new access point within the constraints of the site frontage available or existing highway limits (without affecting adjoining, potentially third party, land).
The site promoter would need to prepare detailed access designs, based on captured vehicle speeds and accurate survey information to demonstrate that acceptable access arrangements and
visibility sightlines could be achieved to serve new residential development, for the site to remain viable. Any access and accompanying visibility splays are likely to require the complete removal of
roadside vegetation.
AMBER - No scale of development indicated, it is therefore difficult to provide informed highway comments relating to any possible highway impact the development may have on the highway network.
Development of the site could possibly impact the surrounding network. The rural highway network at this location is likely to be sensitive to any increases in residential traffic (vehicular or pedestrian).
Derbyshire Highways Authority Comments - Public Transport
AMBER - The Highways Authority advise that residents are likely to be heavily reliant on the private motor car for all residential related trips, given the absence of facilities in Yeaveley itself.
Derbyshire Highways Authority Comments – Access to shops, services and facilities
RED - The Highways Authority advise that the site is located on the edge of existing residential village. No essential residential facilities in the village itself. There appears to be only very limited access
to a rural public transport bus service. Future residents are likely to be heavily reliant on the private motor car for all residential related trips, which does appear to be in direct conflict with the NPPF,
which is clear in its aim to provide a balance of land uses so that people can be encouraged to minimise journey lengths for work, leisure, shopping, education and other activities.

Derbyshire Highways Authority – Availability of Pedestrian Networks
RED - The Highways Authority advise that there are no linking footways for pedestrians.
Derbyshire Education Authority Comments
GREEN
Longford Primary School
The Derbyshire Education Authority has advised that current projections indicate that there would be sufficient capacity at Longford Primary School to accommodate this small development.
AMBER
QEGS
The Derbyshire Education Authority has advised that the scale of sites 266 (Airfield) and 764 (Mayfield Road) combined will necessitate an additional secondary school for Ashbourne. QEGS is
projected to remain overcapacity and it's scope to expand has been exhausted through accommodating the sites in the current Local Plan. It is noted that there are also at least 6 significant sites,
likely to be over 100 dwellings each. Once the list of sites is refined it will be critical for DCC to understand if the two largest sites are to be developed and if so how a school site can be secured. Also
important will be the cumulative numbers coming forward on sites which make it through for further consideration.
Derbyshire NHS Clinical Commissioning Group (CCG) Comments
GREEN - Derby & Derbyshire CCG Estates Strategy does not identify any specific known capacity issues or that any course of action is required to address the impact of development on the practices
served by the site.
Severn Trent Comments
GREEN - Regarding groundwater Severn Trent has no comments.
GREEN - Severn Trent has advised that there is low potential impact on sewerage infrastructure (subject to hydraulic capacity checks.)
GREEN - Severn Trent has advised that there is low potential impact surface water sewerage infrastructure, assuming use of SUDs.
Open space and recreation Impacts
None
Potential bad neighbour Impacts
None
Other Material Policy Considerations
None

Conclusions
This is a greenfield site, consisting of agricultural open land abutting the settlement of Yeaveley to the north of the village, to the rear of properties on Rodsley Lane to the south, Leapley Lane to the
west, and agricultural buildings to the east. The remainder of the field (which the site comprises a part of) continues to the north.

The Landscape Officer suggests the site can be developed without impacting upon several listed buildings in the locality then there are no significant landscape or visual amenity constraints affecting
this site.
The Conservation Officer has assessed the site and concluded that development of the site may result in a harmful impact to/on the significance / setting of heritage assets. The south side of the site
abuts the curtilage boundary of designated heritage assets - The Tithe Barn; Yeaveley House Farm.
The Derbyshire County Archaeologist considers that there is some evidence of ridge and furrow and potential for archaeological remains in the core of the Medieval village. Recommends a desk
based assessment and geophysical survey as part of any planning application.
The biodiversity and local wildlife impacts are considered to be moderate, Derbyshire Wildlife Trust has advised that the site supports grassland habitats with trees and possibly an orchard. Possibly
net biodiversity gain can be achieved but the type and scale of impacts is unclear. Most of the site is probably species poor grassland and if the development focused on this and retained trees and
rough grassland to the west the impact may be quite low.
The Highways Authority have advised that a satisfactory access could possibly be achieved. The site has a reasonable site frontage to Leapley Lane, however, given the proximity to the change in
speed limit and perceived vehicle speeds it is difficult to confirm if acceptable visibility sightlines could be provided from any new access point within the constraints of the site frontage available or
existing highway limits (without affecting adjoining, potentially third party, land).
Yeaveley is a fifth tier settlement in Local Plan Policy S2: Settlement Hierarchy and as such development on this site will not meet the policy criteria of infill, consolidation or brownfield development.
The site is therefore not considered developable because of the potential archaeology constraints and the current Local Plan categorisation of Yeaveley as a fifth tier settlement remote from residential
facilities, development in this location would not be sustainable development.

APPENDIX 5 – SITE PHASING 2021-2040

SHLAA

Site address

Capacity

2021
/22

2022
/23

2023
/24

2024
/25

2025
/26

SHLAA313

Land off Cavendish Drive,
Ashbourne

28

SHLAA266

Ashbourne Airfield
Ashbourne Road
Ashbourne

SHLAA204

Ashbourne Lodge, Derby Road,
Ashbourne

20

SHLAA767

Leys Farm, Wyaston Road
Ashbourne

22

22

SHLAA479

Land to the east of Luke Lane and
south of Mercaston Lane,
Brailsford

20

10

SHLAA180

Land South West Of Normanhurst
Park Darley Dale Derbyshire

20

SHLAA172

Land East Of Old Hackney Lane
Hackney Derbyshire

27

SHLAA281

Stancliffe Quarry,
Dale Road North,
Darley Dale,
Matlock

100

SHLAA179

Land adjacent Cavendish Cottage,
Derby Road,
Doveride

46

SHLAA348

Land Adjacent to New Marston
Lane
Doveridge

18

18

SHLAA322

Land Adjacent,
Biggin View,
Hulland View
Ashbourne

18

10

2026 2027 2028
/27
/28
/29
14
14

1100

10

13

20

40

10

10

25

30

2029
/30

2030
/31

2031
/32

2032
/33

2033
/34

2034
/35

2035
/36

2036
/37

2037
/38

2038
/39

2039
/40

40

40

80

80

80

80

80

80

80

80

80

30

15

10

10

14

23

23

8

2040
plus

240

SHLAA

Site address

Capacity

2021
/22

2022
/23

2023
/24

2024
/25

2025 2026 2027
/26
/27
/28
8
7

2028
/29

2029
/30

2030
/31

SHLAA761

High Meadow
Hulland Ward
Ashbourne
Derby

15

SHLAA435

Land at Halldale Quarry, Snitterton
Road, Matlock

220

20

50

50

50

50

SHLAA224

Land at Gritstone Road and
Pinewood Road
Matlock
Derbyshire

430

50

50

50

50

50

SHLAA344

RBS
8-10 snitterton road

24

SHLAA302

Land South of Chesterfield Road,
Matlock

64

SHLAA471

Land to the north of Porter Lane,
east of Main Street, Middleton

45

20

25

SHLAA331

Matlock Transport
Northwood Lane
Darley Dale
Derbyshire

12

SHLAA468

Land to east of Northwood
Recreation Ground
off The Avenue
Northwood and Tinkersley

20

SHLAA467

Land off Tansley House Gardens,
Tansley,
Derbyshire

0

SHLAA268

Land at Thatchers Croft
Tansley
Matlock

19

SHLAA269

Land off Middleton Road and
Cromford Road, Wirksworth,
Derbyshire

150

30

30

30

30

10

14

8

32

24

12

5

15

9

10

30

2031
/32

2032
/33

2033
/34

2034
/35

50

50

50

30

2035
/36

2036
/37

2037
/38

2038
/39

2039
/40

2040
plus

SHLAA
SHLAA473

SHLAA236

Site address
Land at Middle Peak Quarry,
Wirksworth, Derbyshire

Capacity

2021
/22

2022
/23

2023
/24

2024
/25

2025
/26

2026
/27

15

15

116

178

645

30

3093

0

0

69

106

2027
/28
40

2028
/29
40

2029
/30
40

2030
/31
50

2031
/32
50

2032
/33
50

2033
/34
50

2034
/35
50

2035
/36
50

2036
/37
50

2037
/38
60

259

275

240

235

180

180

180

160

130

130

140

2038 2039 2040
/39
/40
plus
60
55

140

135

240

