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Derbyshire Dales Strategic Housing and Employment Land Availability
Assessment
1

Introduction - Background

1.1

The National Planning Policy Framework (NPPF) indicates that the purpose of
the planning system is to contribute to the achievement of sustainable
development, including the delivery of a wide choice of high quality homes and
to significantly boost the supply of housing.

1.2

It advises that local planning authorities should have a clear understanding of
the supply of land in their area. Paragraph 67 of the NPPF (2019) requires local
planning authorities to prepare a Strategic Housing Land Availability
Assessment (SHLAA). From this planning policies should identify a sufficient
supply and mix of sites, taking into account their availability, suitability and likely
economic viability.

1.3

Paragraph 68 of the NPPF sets out that small and medium sized sites can make
an important contribution to meeting the housing requirement of an area, and
are often built-out relatively quickly. It advises that in order to promote the
development of a good mix of sites, local planning authorities should identify
land to accommodate at least 10% of their housing requirement on sites no
larger than one hectare, unless there are strong reasons why this cannot be
achieved.

1.4

The assessment of land availability is an important step in the preparation of
Local Plans. The NPPF identifies the advantages of carrying out land
assessments for housing and economic development as part of the same
exercise, in order that sites may be allocated for the use which is most
appropriate.

1.5

The National Planning Practice Guidance (NPPG), which seeks to provide
complementary guidance to the NPPF sets out that Housing and Economic
Land Availability Assessments should:




1.5

1
2

Identify sites and broad locations with potential for development
Assess their development potential: and
Assess their suitability for development and the likelihood of
development coming forward (the availability or achievability)

The NPPG also refers to separate guidance including:


Town centres and retail (last updated 18 September 2020 )1



Effective use of land (published 22 July 2019)2 the guidance directs the
requirement for higher density development to those sites that are well served by
public transport and have the highest accessibility to key facilities.

https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
https://www.gov.uk/guidance/effective-use-of-land
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1.6

The assessment is an important source of evidence to inform plan making but
it does not determine whether a site should be allocated for development. It is
the role of the assessment to provide information on the range of sites which
are available to meet need, but it is for the Local Plan itself to determine which
of those sites are the most suitable to meet those needs. The purpose of the
Derbyshire Dales Strategic Housing and Employment Land Availability
Assessment (SHELAA) is therefore:





1.7

to assess the suitability of potential sites for housing and employment
development within the local planning authority area;
to assess whether there is a sufficient supply of sites for housing and
employment development;
to inform the housing target for inclusion within the Derbyshire Dales Local
Plan, and
to inform the distribution and strategic housing and employment
allocations within the Derbyshire Dales Local Plan.

This report provides information on sites which are available to meet the District
Council’s future housing and employment needs. It does not seek to allocate
land for development, but provides evidence to support whether a site should
be allocated through the policies and proposals within the Derbyshire Dales
Local Plan.

National Planning Policy Framework
1.8

The National Planning Policy Framework (NPPF) outlines the Government’s
policies for plan-making and decision-making. The NPPF sets out a
presumption in favour of sustainable development for plan-making and decision
making.

1.9

For local planning authorities producing Local Plans, these should “positively
seek opportunities to meet development needs” and “meet objectively
assessed needs, with sufficient flexibility to adapt to rapid change”.

1.10 To determine the minimum number of homes needed, strategic policies should
be informed by a local Housing and Economic Needs Assessment. Policy S5
of the Derbyshire Dales Local Plan (Adopted) 2017 set out that based upon
evidence the District Council will accommodate 5,680 dwellings over the period
2013 -2033. Since that time the District Council has continually monitored the
housing provision in the District. In early 2020 the District Council commenced
a review of the Local plan, by reviewing the evidence base that informs policies
within the Plan.
1.11 As part of the review of the Derbyshire Dales Local Plan, Iceni Projects
consultants identified 4 potential scenarios for the future needs requirements
for the period 2017-2040 3. The initial findings of this study conclude that there
3

https://www.derbyshiredales.gov.uk/images/DDDC_Housing_Study_Final_Report_clean.pdf
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are four potential options to address the needs of the District based different
growth scenarios, ranging from 230 dwellings per annum to 302 dwellings per
annum based upon economic growth and job aspirations required across the
District. At the time of writing the housing target to 2040 is still to be set by the
District Council.
National Planning Practice Guidance
1.12 National Planning Practice Guidance (NPPG) entitled ‘Housing and economic
land availability assessment’ was updated on 22 July 2019.
1.13 The NPPG emphasises that the Strategic Housing and Employment Land
Availability Assessment forms a key component of the evidence base to
underpin policies in development plans for housing and economic development,
including supporting the delivery of land to meet identified need for these uses.
The NPPG sets out steps and stages to be undertaken when producing a
SHELAA. These are set out in the Flowchart (Figure 1) below.
1.15 The guidance sets out a five stage process, and has formed the basis for the
methodology utilised by the District Council in preparing this SHELAA.
1- Site / broad location identification~ - - - - - Determine assessment
area and site size

Desktop review of
existing information

can for sites / broad
locations

Stage 2 - Site / br oad location assessment

Estimating
the
development
potential

Availability

Suitability

Achievability
- including
viability

Stage 3 - Windfall assessment

Stage 4 - Assessment review

No

Assessment of
development need
for housing and
economic
development uses
Stage 5 - Final evidence base

Evidence base

Deliverability
(5 year supply) and
developability for housing

Monitoring

Informs development plan
preparation

Figure 1 - NPPF Strategic Land Assessment Process
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2

Derbyshire Dales Strategic Housing and Employment Land Availability
Methodology

Stage 1 – Site Identification
Local Planning Authority Area and Site Selection
2.1

The NPPG states that the area selected for the assessment should be the
housing market area. This could be the local planning authority area or a
different area such as two or more local authority areas or areas covered by the
Local Enterprise Partnership.

2.2

This SHELAA solely relates to sites within the area for which Derbyshire Dales
District Council is the local planning authority. i.e. that part of Derbyshire Dales
that lies outside of the Peak District National Park boundary.

2.3

In accordance with the guidance of the NPPG, this report seeks to identify sites
that are developable and have potential to be allocated for new residential and
employment development in the Derbyshire Dales Local Plan regardless of
District Council’s future housing requirements.

Call for Sites
2.4

The first stage of the process entailed issuing a ‘Call for Sites’. The NPPG
states “if the process to identify land is to be transparent and identify as many
potential opportunities as possible, it is important to issue a call for sites and
broad locations for development. This needs to be aimed at as wide an
audience as is practicable so that those not normally involved in property
development have the opportunity to contribute”. The ‘Call for Sites’ provides
an opportunity for local communities, Town and Parish Councils,
Neighbourhood Plan groups and forums; landowners, residents, businesses,
organisations and local interest groups to suggest land in the Derbyshire Dales
for future development.

2.5

The ‘Call for Sites’ invited sites to be submitted to the District Council for
consideration for a range of land uses, including housing, Gypsy and Traveller
accommodation, employment land, retail and leisure uses. The ‘Call for Sites’
for this SHELAA was undertaken between 26th May and 7th July 2021. This
allowed developers, landowners and members of the public to nominate sites
considered to have development potential for for the period up to 2040. In order
not to limit the opportunity for sites to be identified to the District Council ithas
continued to receive, and consider site suggestions beyond the original closing
date.

2.6

In order to ensure that the ‘Call for Sites’ consultation was inclusive press
releases were issued, information was made available on the District Council’s
website and social media platforms. The District Council also sought sites
through partnership with community groups and Parish Councils.
5
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2.7

Relevant contacts from District Council’s Planning Policy database were also
notified by either letter or email. Those landowners, agents and developers
who have previously promoted sites were asked to confirm whether their sites
were still available and resubmit sites and accompanying information for reassessment if they wished for them to be considered for inclusion in the
SHELAA.

2.8

Those nominating sites were asked to complete a detailed site suggestion form
which was made available on the District Council’s website. This sought
information to assist the District Council in taking forward the site assessment
process.

2.9

The District Council received 103 site suggestions as a result of the initial Call
for sites consultation exercise.

Desktop Review to Identify Other Sources of Land for Potential Housing and
Economic Development
2.10 Taking account of the advice in the NPPG a desktop review was undertaken to
ensure that all possible sites for housing and employment land had been
identified and subject to assessment. The desktop review was undertaken
using a wide range of other sources of information as set out in Table 1 below:
Type of Site
Existing housing and economic development
allocations and site briefs not yet with planning
permission
Planning permissions for housing and
economic
development
that
are
unimplemented or under construction
Planning applications that have been refused
or withdrawn
Land in the local authority’s ownership
Surplus or likely to become surplus public
sector land

Sites with permission in principle and identified
brownfield land
Vacant and derelict land and building,
including empty homes, redundant / disused
agricultural buildings, potential PD changes
e.g. offices to residential
Additional opportunities in un-established uses
e.g. making productive use of underutilised
facilities such as garage blocks
Business requirements and aspirations
Sites in rural locations
Large scale redevelopment and redesign of
existing residential or economic areas
6

Data Source
Local and neighbourhood plans. Planning
application records. Development briefs

Planning application records, development
starts and completion records
Planning application records
Local authority records
National register of public sector land.
Engagement with strategic plans or other
public sector bodies i.e. county council, central
government, fire, police, NHS, Utilities,
Statutory undertakers
Brownfield Land Registers (parts 1 & 2)
Active engagement with sector
Local authority empty property register,
national land use database, commercial
property databases e.g. estate agents and
property agents, valuation office, Active
engagement with sector, Brownfield Land
Registers
Ordnance survey maps, aerial photography.
Planning applications, site surveys
Enquiries received by local planning authority.
Active engagement with the sector
Local and neighbourhood plans. Planning
applications. Ordnance survey maps. Aerial
photographs. Site surveys.
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Sites in and adjoining villages or rural
settlement and rural exception sites
Potential urban extensions and new free
standing settlements
Table 1- Other Sources of Potential Housing and Economic Development Land

2.11 All sites submitted through the Call for Sites or identified for potential
development were logged on the District Council’s SHELAA online database
and plotted on the District Council’s Geographic Information System (GIS).
2.12 The District Council’s GIS was used to undertake desktop research to identify
the key characteristics of each site, any constraints and any locational factors
relevant to the site assessment process such as the distance to shops and
services.
Stage 2 Site Assessment– Housing and Employment Sites
2.13 The assessment of sites so far has comprised two stages, Stage A and Stage
B. Having a two stage process has enabled the District Council to initially filter
out sites that were not able to meet the most essential strategic criteria.
2.14 Stage B of the process involved a more detailed assessment of those sites that
had passed Stage A, against an extensive range of criteria It also involved
consultation with key external stakeholders.
2.15 Consistent with the National Planning Practice Guidance, if it was considered
that there was insufficient evidence to demonstrate that a site could be
developed, then it was regarded as not currently available for development.
Stage A: Site Suitability – Strategic Constraints
2.16 At this stage sites were discounted as being inappropriate for development
where they were situated in locations considered wholly unsustainable for
housing development. Furthermore at this stage an assessment as to the extent
to which a site was subject to a strategic constraint was undertaken.
2.17 The criteria set out in Table 2 below were used to assess a site’s suitability at
Stage A:
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Criteria
Sites entirely within Flood Zone 3 (Zone 3a
or 3b)

Site entirely within Special Areas of
Conservation, Special Protection Areas,
RAMSAR sites or SSSI
Sites in unsuitable areas, unsustainable
locations, e.g. open countryside. In order to
quantify and identify whether a location is
deemed sustainable, the following criteria has
been applied:

Justification
As set out in the NPPF (paragraph 100)
inappropriate development in areas at risk
from flooding should be avoided by directing
development away from areas at highest risk.
National Policy advises against development
that would have an adverse impact on
nationally or internationally important
conservation interests.
Development in unsustainable locations
unrelated to existing settlements may not
contribute towards the creation of sustainable
communities.

“The site is related to the settlement of XXX,
and the substantially built up area of the
settlement”.
In respect of assessing a site’s location and
whether it may be deemed sustainable an
evaluation of the site against the current
situation on the ground and status of existing
planning permissions has been undertaken.
Sites have also been considered sustainable
if they sit within or adjacent to a settlement
that is within one of the five tiers within the
Settlement Hierarchy (Policy S3 in
theAdopted Derbyshire Dales Local Plan,
2017).
Site size threshold

Changes to the National Planning Policy
Framework (July 2019) set out in paragraph
68 that Local Planning Authorities should
identify land to accommodate at least 10% of
their housing requirement on sites no larger
than one hectare, unless it can be proven that
this cannot be achieved. but sets out that
Local Authorities may wish to set lower
thresholds The District Council will accept
sites of all sizes,

Table 2 - Stage ‘A’- Site Assessment Criteria

2.18 If sites were deemed to fail any of the criteria within Stage A then the site was
discounted from further assessment. Details of those sites that Failed Stage A,
and the reasons why the sites were excluded from any further consideration is
provided under the heading ‘Failed Reason’ in Appendix 1. These sites are
also shaded pink on the maps by Settlement in Appendix 2.
2.19 Those sites that passed Stage A were then subject to a detailed assessment,
against an extensive range of criteria to appraise their suitability, availability and
achievability.
8
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Stage B: Detailed Assessment of Suitability, Achievability and Availability
2.21 The NPPF states that plan-makers will need to assess the suitability, availability
and achievability of sites, including whether the site is economically viable. This
will provide information on which a judgement can be made as to whether a site
can be considered deliverable within the next five years, or developable over a
longer period. The NPPG states that only sites which have a reasonable
potential for development should be included within the site survey.
2.22 Those sites that Passed Stage A were assessed as to the extent to which they
were considered suitable, achievable and available by reference to a wide
range of criteria including; environmental conditions; impacts on landscape and
the historic environment; accessibility to public transport and services and
facilities, highways and pedestrian access, material policy considerations, bad
neighbour impacts and strategic infrastructure requirements.
2.23

The assessment of sites took account of advice from the District Council’s













Landscape Officer and Landscape Consultants,
Design and Conservation Officer and
Environmental Health Officers.
Derbyshire County Council’s Highways Authority
Archaeology Officer,
Derbyshire Minerals & Waste ,
Derbyshire Education Authority,
Derbyshire Local Lead Flood Authority,
Environment Agency,
Derbyshire Wildlife Trust,
Severn Trent,
Derbyshire CCG’s

2.24 In order to ensure that the potential suitability of sites incorporates a
comprehensive evaluation of how development may impact upon heritage
assets and the historic environment the District Council’s Conservation Officer
consulted Historic England to assist in devising an appropriate methodology
for assessing sites. The Landscape Officer at Derbyshire County Council
undertook an assessment of all Stage B sites for their impact upon landscape
sensitivity and character. Where sites were assessed to have a strategic or
major impact from development, the District Council used external landscape
consultants to further assess whether the development of a site would have a
detrimental impact upon its landscape character and the extent to which there
was any potential for mitigation. The assessment criteria used to assess the
suitability of sites is set out in Appendix 3.
2.25

Where significant constraints were identified through the assessment process,
consideration was given as to the extent to which these could be mitigated
such that a site could be considered to have some potential for development.
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Suitability
2.26 The information necessary to conduct an assessment of a site’s suitability was
gathered through a combination of desktop survey, site visits and consultations
with key consultees. The characteristics of each site were assessed to
determine the extent to which they could constrain the suitability of a site for
development. Sites where significant constraints were identified that could not
be overcome, were considered to be undevelopable.
2.27 In some instances, sites were identified as having constraints, the extent of
which was considered could have a limited impact upon its development
potential. In some cases additional information has been sought from the
landowners/developers to establish the extent to which these constraints can
be overcome. .
Availability
2.28 The NPPG sets out that a site is considered available, when on the best
information available that:





There are no legal or ownership impediments to development. For example,
land controlled by a developer or landowner who has expressed an intention to
develop may be considered available.
There is extant planning permission on a site;
The delivery record of the developers or landowners putting forward sites, and
whether the planning background of a site shows a history of unimplemented
permissions.

2.29 Given that the majority of sites subject to assessment were promoted by
identifiable landowners or developers, it has been assumed that such sites are
‘available’ for development.
2.30 A few sites were put forward by third parties with no relationship to the land in
question. In these instances the site ownership and availability for development
were therefore unclear. If following investigation land ownership and availability
was still unclear, sites were assessed as not being available, and therefore
undevelopable.
Calculating the Capacity of Sites for Development
2.35 The NPPG states that the estimated capacity of the development potential of
each site should be guided by the existing or emerging plan policy including
locally determined policies on density.
2.36 The NPPF sets out the need for optimising density, particularly in areas that are
well served by public transport in order to optimise the use of land and meet as
much of the identified need for housing as possible. Government guidance
10
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‘Effective use of Land’4 indicates that higher densities should be achieved on
sites that have the highest accessibility to key facilities.
2.36 To ensure compliance with the advice in the NPPG the District Council has
applied an average density of 30 dwellings per hectare to calculate the capacity
of sites.
2.37 For those sites that passed Stage B an assessment, informed by the
characteristics of each site, was undertaken to determine the proportion of the
site that was considered developable, and the amount of development that the
site could accommodate, using the average density of 30 dwellings per hectare
as a benchmark.
2.38

For sites considered developable, an assessment was made about the
proportion of the site that could potentially be developed taking account of any
constraints. A percentage of 25%, 50%, 75% or 100% was then Applied to
calculate the potential capacity of a site. The percentage of net developable
area was informed by the detailed Stage B assessment of site constraints. The
conclusion for each site as indicated in Appendix 4 sets out the justification for
why a site is considered to be developable or undevelopable.

2.39

Where a site is already allocated within the adopted Derbyshire Dales Local
Plan, (2017), the number of dwellings allocated, has been carried forward, In
other cases, where evidence was received from the developers/landowners or
agents of a site, the capacity was aligned to the developers’ assumptions of the
potential capacity the site could accommodate, whilst still taking account of the
assessment work and any constraints on the site.

2.40

Sites assessed as being developable and subject of recent pre-application
discussions were assessed as deliverable with an anticipated start date within
the next five years.

2.41

Following completion of the site capacity assessment a detailed phasing profile
for each of these sites for the period 2021-2040 has been undertaken. The
phasing profile for each site is based upon the trajectory set out in the Authority
Monitoring Report. Given that there has been regular contact with the
landowners and developers of the majority of these sites previously it is
considered that, at the time of writing, this can be viewed as a reasonably
accurate future trajectory. The indicative site phasing for 2021-2040 is set out
in Appendix 5. The site phasing profile will refined as further evidence
becomes available from the landowners and developers.

Summary of Findings
2.42 A total of 103 sites were assessed as part of this process of which:


4

35 sites failed Stage A
68 sites passed Stage A

https://www.gov.uk/guidance/effective-use-of-land
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2.43 Following the Stage B assessment sites were either identified as being
Developable or Undevelopable. Appendix 4 provides details which sites are
identified as ‘Undevelopable’ and sets the reason why that conclusion has been
reached. These sites are shaded purple on the Maps in Appendix 2 Those
sites considered to be developable are shaded green on the maps in Appendix
2 and site profiles and capacities are set out within Appendix 4.
2.44

As a result of this assessment, along with a peer review with Development
Management, 24 sites were assessed as suitable for housing development
with a potential for 3,142, dwellings which were identified across the plan area

Employment Land
2.45

The Derbyshire Dales commissioned an Employment Land Requirements
study to cover the period 2020-2040 5 . The Council has commissioned a
consultancy team comprising Iceni Projects (Iceni) and Cambridge
Econometrics to undertake the study considered the need for employment land
and floorspace in the Derbyshire Dales taking account of economic forecast
data; growth scenarios and completion trends; commercial property market
assessment; economic dynamics; review of economic policy drivers; summary
of existing employment land supply and a survey of businesses in the District.

2.46

The study concluded that there was a requirement for a minimum of 13.7 ha of
land is recommended to be planned for which assumes a contraction in office
type needs as home working increases. If this trend is weaker than expected
then around 15 ha of land is considered to be required for the 2017-40 period,
a similar rate to the 2015 review identified. As the higher growth scenario
assumes a greater rate of economic growth than the baseline (albeit one in line
with past trends), there will be a need to consider the implications on the labour
supply requirement.

2.47

In addition to land for housing, suggestions were received which sought the
allocation of sites for employment development. As a result of the assessment
process undertaken through the SHELAA 12 sites were suggested to the
District Council through the call for sites exercise for employment use; of these
5 failed Stage A and seven sites were assessed at Stage B of the SHELAA. In
total six sites have been identified at this stage to be carried forward to Stage
C assessment and are considered potential allocations in the Derbyshire Dales
Revised Local Plan, for 14.94 ha of employment land, as identified on the maps
in Appendix 2 and in Table 3 below.

5

https://www.derbyshiredales.gov.uk/images/Derby_Dales_ELR_final_July_2021_clean.pdf
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SHLAA
REFERENCE

SITE NAME

SITE AREA
(HA)

SHLAA
STATUS

SHLAA773
SHLAA762
SHLAA784

Woodhouse Farm, Longford
Portway, Sudbury
Field To The East Of Road
Running South From
Longcliffe Crossroads,
Longcliffe
Land Off A50, Sudbury
Browns Field, Off Cemetry
Lane, Wirksworth
Land Off Alfreton Road,
Tansley
Station Road, Darley Dale
Land Off Main Street,
Middleton
Moor Farm Road, Ashbourne
Land At Middleton Road,
Wirksworth
Halldale Quarry, Matlock
Ashbourne Airfield

2.44
2.86
4.27

Failed Stage A
Failed Stage A
Failed Stage A

18.29
6.56

Failed Stage A
Failed Stage A

0.43

Failed Stage B

0.5
1.22

Passed Stage B
Passed Stage B

1.22
2

Passed Stage B
Passed Stage B

2
8

Passed Stage B
Passed Stage B

SHLAA451
SHLAA792
SHLAA771
SHLAA781
SHLAA774
SHLAA779
SHLAA269
SHLAA435
SHLAA266
Table 3 - Employment Sites

Next Steps
2.48

This report sets out the steps that the District Council has undertaken to date
to identify the potential supply of land for housing and employment purposes. It
sets out the initial conclusions on the availability of land for residential and
employment development. Further work will be undertaken in accordance with
the advice set out in the Planning Practice Guidance prior to the District Council
considering which sites to allocate within the Local Plan to meet its future
housing needs to 2040.

.
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