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A new High Peak Local Plan

A new Local Plan for High Peak is being prepared to shape the future development of the Borough
up to the year 2028. The new Local Plan will contain policies and identify sites for development (i)

or protection. These will be used to help the Council to determine planning applications.

You may have previously commented on the draft Derbyshire Dales and High Peak Joint Core
Strategy. Progress on this strategy has now ceased. The new High Peak Local Plan now being
prepared in its place will build on the work undertaken during the preparation of the Joint Core
Strategy whilst providing the opportunity to review the previous proposals. Once adopted in 2014,
the new plan will replace the current High Peak Local Plan which has been in place since 2005.

The Local Plan will be examined by an independent Inspector to ensure that it meets certain tests
of soundness (this is discussed further in section 8). This means that it must identify sufficient
sites for development to meet the future needs of the area, these sites must be capable of being
delivered and they must be the most suitable. Difficult decisions will have to be made, but if the
Council does not produce a plan which makes adequate provision for development in the right
places it will not have full control over where future development takes place and may not be able
to protect vulnerable areas.

Local Plans are seen by Government as key to delivering sustainable development. They should,
as far as possible, reflect the aspirations of local communities and should strive to contribute
towards their wider social, economic and environmental objectives. The plan will have to be
consistent with the Government's planning principles and policies as set out in the National Planning
Policy Framework(ii). To address these issues, the Local Plan will cover a wide range of issues,
including:

Housing - setting the right scale, distribution and mix of housing to be developed to support
a changing population, identifying sufficient land to meet requirements and supporting policies

Business - supporting the economy by providing sites for existing and new businesses,
supporting the sustainability of town centres and specifying policies that address changing
business needs

Environment - helping to mitigate climate change and adapt to its effects and conserving the
natural and historic environment

Health and well being - supporting the needs of local people by enabling opportunities for
leisure and recreation

Infrastructure - enabling the provision of new infrastructure such as education, transport,
health care and water supplies

Local Plan options consultation

This consultation seeks your views on options for a number of key issues for the new Local Plan:

i Outside of the Peak District National Park
ii www.communities.gov.uk/publications/planningandbuilding/nppf
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1. High Peak housing requirements - how many new homes should be provided across High
Peak up to the year 2028?

2. Sub-area housing requirements - how should new housing be distributed between each of
the three sub-areas of; Glossopdale, the Central Area and Buxton?

3. Potential housing development sites - which of the site options should be identified in the
new Local Plan for new housing?

4. Other development issues - where should new businesses be located?Which areas should
be identified for leisure or recreation? Where should be protected from development for its
environmental or social value? How should we plan for key sites and town centres?

To allow people to focus on the options specific to their local area, three Local Plan options
consultation documents have been prepared - one each for; Glossopdale, the Central Area
and Buxton. The same options for the High Peak and sub-area housing requirements are
provided in each document. Local options for potential housing sites and other development
issues are then set out in each sub-area options document. You can comment on options for
more than one sub-area if you wish.
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Boundary of the High Peak Local Plan area in relation to the Peak
District National Park
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Neighbourhood Planning

Neighbourhood planning(iii) enables members of a local community to take forward planning
proposals for the area in which they live. Neighbourhood Plans are voluntary local planning policy
documents that are written and developed by a community led by a town or parish council. In
areas without a town or parish council, a Neighbourhood Forum can be established to prepare a
plan.

Once a neighbourhood plan is adopted, it will form part of the Development Plan for High Peak.
This means that it will become a major consideration during the determination of planning
applications.

Neighbourhood plans prepared in High Peak should be compliant with the strategic policies of the
Local Plan and the National Planning Policy Framework. Strategic policies are those which are
essential to delivering the overall planning and development strategy for the High Peak, such as
those that set out the number of homes that should be built. Neighbourhood plans cannot therefore
plan for less development than is required by the Local Plan. However, they may be used to identify
sites for development or protection or provide guidance on matters such as design.

In the Parish of Chapel-en-le-Frith, a Neighbourhood Plan is already under preparation. This
plan will identify sites for development and address other issues such as the countryside,
infrastructure and transport. As a result, this consultation does not include options for
development sites in Chapel-en-le-Frith Parish. Any development sites identified in the
Neighbourhood Plan will need to be consistent with the development approach and strategy
in the new Local Plan and in particular for the Central Area which Chapel-en-le-Frith Parish
forms part of. This requirement will apply to any future Neighbourhood Plans elsewhere in
High Peak.

Supporting documents

This consultation is supported by a number of other documents that have helped to shape the
options. They include:

Derbyshire Dales and High Peak Housing Target Options Paper - background document
considering potential housing targets in relation to household and population growth projections,
housing need and land supply, the economy and environment, infrastructure and policy
objectives
Strategic Housing Land Availability Assessment - an assessment of the availability of
potential housing sites
Sustainability Appraisal and Scoping Report - appraisal of the sustainability of the options
subject to consultation
Infrastructure appraisals - overview of infrastructure issues and potential needs in each
sub-area

iii www.highpeak.gov.uk/hp/council-services/local-development/neighbourhood-planning
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Household and population forecasts - projections of population growth and household
formation in High Peak and each of its component sub-areas.
Peak Sub-Region Employment Land Review - assessment of long term business needs,
land requirements and employment land designations
Peak Sub-Region Retail and Town Centre Study - assessment of shopping patterns and
long terms needs

These documents are available to read at Council offices and on the Local Plan options website
- www.highpeak.gov.uk/hp/localplanoptions

Policy consultation

A separate consultation is being undertaken regarding policies that could be included within the
new Local Plan. The policy consultation will run in parallel with this options consultation. Further
details of the policy consultation can be found on the Local Plan options website.

High Peak Local Plan Options Consultation - Central Area6
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The new Local Plan will have to address a number of key challenges for High Peak both now and
in the future. A summary of some of these challenges is provided below. Further details are available
in the supporting documents.

Population and household changes

Government projections suggest that the population of High Peak will grow from 93,000 to 105,000
(13%) between 2010 and 2028 (iv). This growth is the result of both migration from other areas
and the rates of births and deaths within High Peak. The growth in the number of people aged 65
and over will also contribute significantly to the population increase. Conversely, under the housing
targets options presented, the working age population of High Peak is expected to decline.

The number of households is also expected to grow over the plan period from 38,000 in 2006 to
47,000 in 2028 (24%) (v). This is due to population increases and changes in society such as an
increase in the number of people who live alone. The growth in households equates to a need for
an additional 410 homes per year on average over the 22 year period from 2006 to 2028.

2011 Census update

The current population projections do not take account of the results of the 2011 Census which
is now being released. This indicates that the population of High Peak (90,900) is lower than
was expected. This could mean that projections of future household need will also be lower
then currently predicted. Further consideration will need to be given to this issue during the
preparation of the Local Plan as more information becomes available.

Affordable housing needs

Affordable housing is housing provided at a significant discount below market levels so as to be
affordable to householders who cannot either rent or buy a property to meet their needs on the
open market. A full definition of affordable housing is provided in the National Planning Policy
Framework.

The need for affordable homes is considerable and well in excess of the annual amounts being
delivered, despite the recent fall in house prices. The higher the total provision of new homes,
the more likely it is that a greater amount of affordable housing could be delivered. This is particularly
true in the current economic climate as affordable housing developments are increasingly dependant
on investment from private housing developers as part of open market schemes. Maximising the
supply of affordable housing also has the potential to boost the labour market by retaining more
people of working age.

iv 2010 based sub-national population projections -
www.ons.gov.uk/ons/publications/re-reference-tables.html?edition=tcm%3A77-246448

v 2008 based sub-national household projections -
http://www.communities.gov.uk/housing/housingresearch/housingstatistics/housingstatisticsby/householdestimates/livetables-households/
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Local environmental issues and infrastructure provision

Developments should also take account of the sensitivity of the the Peak District National Park,
green belt, natural and historic conservation designations. Brownfield sites are in limited supply
and can be difficult to bring forward and so development on greenfield sites is inevitable if we are
to try to meet housing needs. Opportunities for development in High Peak are further limited by
the local topography and associated flood risk issues.

Whilst evidence suggests that there is scope to accommodate the overall levels of development
proposed, some investment will be needed to support specific development sites and in strategic
infrastructure projects that will help to support the growth of High Peak. These include additional
secondary school capacity to serve the Buxton area and improvements to transport infrastructure
in Glossopdale and Buxton

Supporting the local economy

The number of jobs in High Peak is projected to decline marginally by the year 2026(vi). Over the
same period, all three of the housing target options proposed would also result in a decline of the
working age population. This maymake it harder for local businesses to recruit staff or may increase
commuting into High Peak from other areas. Currently, 40% of residents in employment work
outside of High Peak - the majority in Greater Manchester. This places a strain on transport links.
Whilst growth in housing is not a pre-requisite of employment growth, excessive reductions in
housing could undermine efforts to grow the local economy.

The availability of suitable land for business use will also need to be addressed. Evidence suggests
that we have more land available for business or industrial uses than is needed. Some of this land
is constrained by issues such as poor access and is unlikely to be suitable for future business.
However, some constrained sites should be considered for alternative uses although careful
consideration will need to be given to ensure an appropriate balance of employment and housing
growth is delivered.

Investment needed in town and village centres

Housing growth, by virtue of the associated population growth, helps to sustain local services and
facilities and stimulates investment in town and village centres. Furthermore housing development
can provide funds that can benefit local communities through the provision of new infrastructure.
Current government guidance, as set out in the National Planning Policy Framework, seeks to
increase significantly the delivery of new homes to boost investment in infrastructure and services.

Key issues in the Central area

In addition to issues of relevance to the whole of High Peak, the Local Plan will also need to reflect
objectives specific to the Central area. The Derbyshire Dales and High Peak Joint Core Strategy
(Draft Plan) included a broad strategy for the Central area which sought to reflect the historic
character of the settlements, increase the range of employment opportunities, promote the growth
of a sustainable tourist economy and meet the housing needs of the local community. This could
be supported by:

vi Peak Sub-Region Employment Land Review
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Promoting and maintaining the distinct identity of the market and mill towns by:

Protecting the Green Belt
Ensuring the redevelopment of the industrial legacy sites reflects their historic character
Protecting sites designated for environmental or historic value

Providing for the housing needs of the community
Encouraging the growth of local employment opportunities and supporting the diversification
and growth of the local economy by:

Supporting the creation of higher technology businesses
Encouraging the growth of tourism
Ensuring that there is a sufficient supply of land available for business growth

Supporting enhancements to key community services, infrastructure and connectivity

Enabling improvements to school capacity in the area

Following feedback on the draft plan, a series of community conversations were held in key towns
and villages where development was proposed.

The aims of the conversation included to improve our understanding of the issues important to
residents and to identify their aspirations in relation to future change in their communities.

Key points made at each of the conversations are set out below.

Key points madeCommunity
conversation

Access to the countryside and to the range of amenities inWhaley Bridge
was highly valued, in particular the park, shops, library and Mechanics
Institute. People also welcomed the good transport links, community
spirit and historic character of the area.

Whaley Bridge

Attendees were keen to maximise the economic potential of the town
and stressed the need to continue efforts for a new Goyt Bridge to deliver
regeneration of the canal basin and economic development at Bingswood
Industrial Estate. There was also support for developing tourism.

Priorities for future development included the provision of more affordable
housing and housing for older people, with any new homes being of a
design quality that reflected the rural location and heritage of Whaley
Bridge.

Attendees valued the friendly and supportive community in New Mills,
highlighting the arts scene and festivals as well as leisure and sports
facilities, access to countryside and good transport links.

New Mills

9High Peak Local Plan Options Consultation - Central Area
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Key points madeCommunity
conversation

Priorities for future development included improvements to the
appearance of the town centre and some key buildings, particularly the
former Methodist Chapel. There was a desire to see a range of new
homes that were affordable, energy efficient and used to deliver improved
infrastructure in east New Mills, especially new shops.

Interest was expressed in the development of both a green tourism plan
- the development of New Mills as a walking town destination was
suggested and a green economic strategy - based on stimulating the
growth of social enterprises for local services.

There was strong support for maintaining the village feel and close
community in Furness Vale.

Furness Vale

Future development should secure small scale development of affordable
housing with limited impact, especially if used to deliver a community
priority of new facilities for 11 – 17 year olds.
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How many additional homes should be provided in High Peak?

Three housing targets are identified for consultation. Further details of how these options were
identified can be read in the Housing Target Options Paper. The target options cover the proposed
lifespan of the new Local Plan which will cover the period from 2006 up to the year 2028.
Consequently, homes developed since 2006, or which currently have planning consent can be
counted towards the proposed target. The Local Plan will therefore focus on the identification
of sufficient land to accommodate the remaining number of homes to be provided.

The range of options have been identified following consideration of:

Demographic and population changes
Housing needs and trends
Environmental and infrastructure issues
Labour market and the need to support the economy
Local and national policy objectives
Previous consultation feedback

Although the housing requirement identified in the Local Plan will not apply to the Peak District
National Park, homes provided within the parts of High Peak that lie within the National Park will
be counted towards the delivery of the High Peak requirement. Consequently, each target option
includes an assumption that 110 new homes will be provided within the High Peak area of the
National Park between 2012 and 2028. This figure is in line with the expected level of development
identified in the Peak District National Park Core Strategy. However, it is important to recognise
that the Peak District National Park Authority is not committed to providing this number of homes.

Ongoing monitoring of the development of new homes and planning consents in High Peak,
including the Peak District National Park, will continue to be undertaken to ensure that they are
taken into account.

Preferred Option

The Council has identified a preferred target of 5,830 in total over the plan period. This equates
to an average of 270 new homes per year. Once the number of homes developed since 2006 or
with permission has been taken into account, this option would require an additional 3,137 new
homes to be provided across High Peak up to the year 2028.

The preferred option has been selected for a number of reasons which include; greater protection
of the environment and the character of settlements, and less pressure on infrastructure. A summary
of the advantages and disadvantages of the proposed preferred option in relation to the alternative
options is listed below.
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High Peak Housing Target Preferred Option

Number newhomes left
to be delivered (viii)

Total number of new homes
from 2006 to 2028 (vii)

Number of homes to
be provided per year

Option
number

3,1375,8302701

Advantages and disadvantages of Option 1 (preferred option)

DisadvantagesAdvantages

Lower level of housing provision in comparison
to projected needs.

Higher level of environmental protection,
including a lower requirement for greenfield
developments

Fewer affordable homes provided and an
increased risk of higher house prices

Greater protection of the distinctive character
of High Peak

Lower level of support to local town centres and
the sustainability of services and facilities in
smaller settlements.

Less pressure on local infrastructure and
services

Higher decline of the working age population
which may have a negative impact on local
businesses seeking to recruit

Greater support for the regeneration of Greater
Manchester by encouraging higher population
growth there

Offers greater degree of choice between
potential development sites

Alternative Options

Option 2 would provide a total of 6,490 additional homes over the period of the plan with an
average of 300 new homes per year. Once the number of homes developed since 2006 or with
permission has been taken into account, this option would require an additional 3,797 new homes
to be provided across High Peak up to the year 2028.

Option 3 would provide the highest proposed level of housing development with 7,150 new homes
from 2006 to 2028. An average of 330 new homes each year is required under this option which
would result in 4,457 additional homes to 2028.

viii Taking account of those built or given planning permission since 2006. 1522 homes have
been completed since 1 April 2006 and a further 1171 have planning consent

vii After deducting 110 for estimated completions in the Peak District National Park

High Peak Local Plan Options Consultation - Central Area12

High Peak housing requirements3



The advantages and disadvantages of options 2 and 3 in relation to the preferred option are
provided in Appendix 1.

Question HP 1

Which housing target do you think is most appropriate for High Peak?

Please explain the reasons for your choice.

Option 1 - 270 homes per year (preferred option)
Option 2 - 300 homes per year
Option 3 - 330 homes per year

13High Peak Local Plan Options Consultation - Central Area
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Distribution of housing across High Peak

In addition to the housing target for High Peak as a whole, feedback is also sought on the potential
distribution of housing growth between the three sub-areas of High Peak - Glossopdale, Buxton
and the Central Area. Three alternative options. Further details regarding the identification of the
following options can be read in the Housing Target Options Paper have been identified that accord
with the following overarching principles established during previous consultations:

Safeguard the sensitive boundaries of the National Park
Concentrate development on the Market Towns – focusing primarily on previously developed
sites where possible
Provide modest development within the larger villages, of an appropriate scale where
opportunities exist to contribute towards the overall requirements; and
Encourage rural affordable housing in the smaller villages - where there is limited access to
services and facilities

The options have also been informed by consideration of:

Projections of population increases and associated housing needs
Availability of potential development sites
Infrastructure provision

High Peak Local Plan Options Consultation - Central Area14
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Local Plan sub-areas
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Option A - Growth along Buxton - Dove Holes - Chapel-en-le-Frith axis

Option A would retain the same proportional distribution of housing development as was proposed
in the Derbyshire Dales and High Peak Joint Core Strategy - Draft Plan (2010). The approach is
designed to support the regeneration of Buxton and Chapel-en-le-Frith whilst restricting development
on the periphery of Greater Manchester and the Green Belt and protecting sensitive environmental
sites.

Option B - Focus growth in the two principal market towns - Buxton and Glossop

Under Option B, the growth of High Peak would be focused on providing a more balanced
distribution of development between the two principal market towns: Glossop and Buxton. This
approach is designed to more closely relate to anticipated demand for housing in Glossopdale
and Buxton. It would also help to relieve the pressure on infrastructure in Buxton associated with
higher levels of growth, whilst still recognising transport constraints in Glossopdale. The level of
growth in the Central Area would remain the same as under as Option A.

A range of potential levels of development in the Buxton and Glossopdale areas has been identified
to allow for some flexibility under Option B.

Option C - Spread growth amongst all of the market towns - Buxton, Glossop, New
Mills, Chapel-en-le-Frith and Whaley Bridge

Option C spreads growth more evenly across High Peak recognising infrastructure constraints in
the principal market towns of Buxton and Glossop and enabling modest growth of market towns
and larger villages in the Central Area to support anticipated housing needs, jobs and services.

A range of potential levels of development in all areas has been identified to allow for some flexibility
under Option C.

Options for the distribution of housing growth between each sub-area(ix).

% of High Peak housing target to be accommodatedSub-Area

Option COption BOption A

32-43%38-42%48%Buxton Area

30-33%27%27%Central Area

27-35%31-35%25%Glossopdale

ix Percentages indicate distribution of homes to be granted permission from 1 April 2012 to 2028
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Distribution of housing within the Central Area

In line with the identified principles for development which aim to focus the majority of development
within the main market towns, the following distribution of housing development in proposed for
the Central Area:

Chapel-en-le-Frith Parish: 47%

New Mills Parish: 26%

Whaley Bridge Parish: 23%

Hayfield Parish: 2%

Chinley, Buxworth and Brownside Parish: 2%

What do the options mean for the Central Area?

The number of homes to be provided in the Central Area under each housing distribution option
(A, B & C) with the preferred housing target of 270 homes a year across High Peak is identified
below. The implications for the Central Area of the option under the alternative housing targets of
300 (option 2) and 330 (option 3) are provided in Appendix 2. The Local Plan or Neighbourhood
Plan (where applicable) will have to identify sufficient land to ensure that the number of homes
related to the eventual preferred combination of housing target and distribution option will be
provided in each parish.

Additional homes needed between 2012 and 2028 for the preferred housing target option(x)

Chinley,
Buxworth
&
Brownside
parish

Hayfield parishWhaley Bridge
parish

NewMills parishChapel-en-le-Frith
parish

Central AreaOption

Proposed preferred housing target (option 1)

1717195220398847A

1717195220398847B

19-2119-21216-238245-269442-486941-1035C

Question HP 2

Which option do you consider to be themost appropriate for the distribution of housing
growth across High Peak?

Please explain the reasons for your choice.

x Homes to be granted permission from 1 April 2012 to 2028
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Option A - Growth along Buxton - Dove Holes - Chapel-en-le-Frith axis
Option B - Focus growth in the two principal market towns - Buxton and Glossop
Option C - Distribute growth amongst all of the market towns - Buxton, Glossop, New
Mills, Chapel-en-le-Frith and Whaley Bridge

High Peak Local Plan Options Consultation - Central Area18
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A range of options have been identified for potential housing sites in the Central Area.(xi). An
assessment of potential sites known as the Strategic Housing Land Availability Assessment has
been undertaken to identify possible sites, associated constraints and the potential number of
homes that could be accommodated. The assessment includes sites submitted during previous
consultations, identified by landowners and developers and those identified by the Council.

A sufficient number of sites will need to be identified to provide the number of homes to be allocated
in the Central Area. The development of small sites that have yet to be identified within the town
and villages will also contribute towards to the delivery of the housing target for the area. There
are no sites identified for Chapel-en-le-Frith as a neighbourhood plan is being prepared by
Chapel-en-le-Frith Parish Council which will identify options for development.

Please note, no decisions have been taken regarding the future of these sites. The
inclusion of sites is not indicative of Council support for their development or otherwise.
For the purposes of this consultation, more site options have been identified than will
be required to meet the eventual housing requirement. Additional sites have been
identified at this stage to provide a choice.

xi Maps showing an overview of site options in Glossopdale and Buxton are provided in Appendix
3
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Hayfield Parish

Option C1, Hayfield Bus Depot

CommentEst. housing
capacity

Area
(ha)

LocationRef.

280.92Land Hayfield Bus DepotC1 Brownfield site within the built up area
Currently used as the bus station which
would require relocation.

High Peak Local Plan Options Consultation - Central Area20
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Option C2, Land at New Mills Road

CommentEst. housing
capacity

Area
(ha)

LocationRef.

170.56Land at New Mills RoadC2 Greenfield site outside the built up area.
Adjacent to the Hayfield Conservation Area
Some mature trees on the site.
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New Mills Parish

Option C3 Land off Derby Road

CommentEst. housing
capacity

Area
(ha)

LocationRef.

1745.8Land off Derby RoadC3 Greenfield site adjacent to existing homes.
Relatively flat site set at a lower level than
Hayfield Road
Distant form town centre facilities
Pylons across site
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Option C4 Land off Low Leighton Road

CommentEst. housing
capacity

Area
(ha)

LocationRef.

553.68Land off Low Leighton
Road

C4 Greenfield site adjacent to the built up
area.
Flat site
Distant form town centre facilities
Access to the site is constrained
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Option C5 Land at Ollersett Lane/Pingot Road

CommentEst. housing
capacity

Area
(ha)

LocationRef.

1466.5Land at Ollersett Lane/
Pingot Road

C5 Greenfield site partly sloping
Adjacent to the built up area
Distant from town centre facilities
May have an impact on the landscape
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Option C6 Land at Laneside Road

CommentEst. housing
capacity

Area
(ha)

LocationRef.

782.6Land at Laneside RoadC6 Greenfield site adjacent to the built up area
Flat site
Possible access through Hawk Road
Few other constraints
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Option C7 Land at Woodside Street

CommentEst. housing
capacity

Area
(ha)

LocationRef.

201.3Land at Woodside StreetC7 Brownfield site within the built up area.
Currently allocated for employment use
but potential for mixed use development.
Views on other possible uses for this site
are also sought as part of this consultation
(see Chapter 6 - other development
issues)
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Whaley Bridge Parish

Option C8 Land at Wharf Road

CommentEst. housing
capacity

Area
(ha)

LocationRef.

200.67Land at Wharf RoadC8 Brownfield site
Access constraints
Partially within flood zone
Close to town centre services
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Option C9 Land south of Macclesfield Road

CommentEst. housing
capacity

Area
(ha)

LocationRef.

833.68Land South of
Macclesfield Road

C9 Greenfield site
Requires new link road for access
Currently designated for open space in
Local Plan
Some young trees on site
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Option C10 Land at Horwich End

CommentEst. housing
capacity

Area
(ha)

LocationRef.

703.11Land at Horwich EndC10 Greenfield site
Sloping in parts
Potential to be developed in conjunction
with C11
Used for informal recreation
Mature trees around the site
No obvious access
Public Right of Way forms boundary with
C11
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Option C11 Land at Horwich End extension

CommentEst. housing
capacity

Area
(ha)

LocationRef.

1084.8Land at Horwich end
extension

C11 Greenfield site
Potential to be developed in conjunction
with C10
No obvious access
Possible landscape impact
Public Right of Way forms boundary with
C10
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Chinley, Buxworth and Brownside Parish

Option C12 Land off Brierley Park

CommentEst. housing
capacity

Area
(ha)

LocationRef.

30.25Land at Brierley ParkC12 Greenfield site
Adjacent to the built up area
Few facilities in the village
Access constraints
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Option C13 Land at Buxton Road

CommentEst. housing
capacity

Area
(ha)

LocationRef.

312.09Land at Buxton RoadC13 Greenfield site
Adjacent to recent development
Adjacent to the railway line
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Site requirements

Planning permission will still be required for development on preferred housing sites that are
selected for inclusion within the new Local Plan. Proposals will therefore be subject to certain
requirements in the Local Plan and the National Planning Policy Framework. Requirements may
include:

Affordable housing - 30% of housing to be built on sites of 25 homes or more, 20% of housing
to be built on sites of 5-24 homes or a financial contribution towards the development of
affordable housing elsewhere in relation to housing developments of less than 5 homes,
subject to viability (xii)

New or improved infrastructure - the provision of, or contribution towards works or measures
considered necessary to make a specific development acceptable in planning terms, including;
open space and play facilities, transport improvements, new education or health infrastructure,
conservation of the historic or natural environment where necessary. Such improvements
should be related to the type and kind of the development proposed

Design - developments will accord with general design guidance and any specific design
requirements that may apply to a particular area such as Conservation Areas or areas where
Supplementary Planning Documents related to design are in place

Feedback on site options

We would welcome any comments that you wish to make on the options identified for housing
development. We would also like to know if you think that any alternative sites should also be
considered.

Question C 1

Which potential housing sites would you prefer to be allocated for development in the
Local Plan?

Please score each site option that you wish to comment on by choosing one of the following
options and give reasons for your choice:

1. Strongly object, 2. Object, 3. Neutral / general comment, 4. Support, 5. Strongly support

Question C 2

Are there any additional sites that should be considered for housing development in
the Local Plan?

xii Requirements of draft affordable housing policy, subject to consultation.
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In addition to options for housing development, we would also like your views on other issues that
will need to be addressed in the new Local Plan. They include:

Land for business or industrial uses

Leisure and recreation provision

Land to be protected from development for its value to the community or environment

Shopping and town centres

There are no questions which specifically relate to the Chapel-en-le-Frith Parish area as a
neighbourhood plan is being prepared for this area by the Parish Council.

Land for business or industrial uses

There are many sites in the Central Area that are currently designated as Primary Employment
Zones in the Local Plan, including NewMills Road, Hayfield, Birch Vale Industrial Area, Thornsett,
Church Road , Newtown Station, SalemMill, St Georges Mill, Watford Bridge (NewMills), Furness
Vale and Knowles Industrial Estates, Bingswood, Botony Works (Whaley Bridge) and Stephanie
Works Chinley., These are predominantly developed sites that already provide accommodation
for local businesses. Their designation as Primary Employment Zones is intended to focus
businesses in the most appropriate locations and to help ensure that they are maintained for
business or industrial uses.

Three undeveloped sites in the Central Area are also currently allocated for future business or
industrial use. Each would provide an extension to existing industrial sites. They are:

Garrison Works, Thornsett

North of Bingswood Industrial Estate, Whaley Bridge

Furness Vale
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Garrison Works, Birch Vale

North of Bingswood Industrial Estate, Whaley Bridge
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Furness Vale

Research indicates that across High Peak there is a surplus of land for business and industry. (xiii)

As such, there may be some scope to allow other types of development on some of the more
constrained sites that are less likely to be attractive to businesses. However, the most constrained
sites are generally located in the Central Area and Glossopdale.

In particular there are 5 sites in the central area which have been assessed as not necessarily
meeting the requirements for future industrial use. Both sites have been identified in this consultation
as potential housing sites but we would like your comments on other potential uses for these areas.
They are:

Birch Vale Industrial Estate

Thornsett Industrial Estate

Bingswood Industrial Estate

Britannia Mill, Buxworth

New Mills Newtown and the canal basin

xiii Peak Sub-Region Employment Land Review -
http://www.highpeak.gov.uk/hp/council-services/ldf-evidence-base/peak-sub-region-employment-land-review
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Birch Vale Industrial Estate

Thornsett Industrial Estate
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Bingswood Industrial Estate

Britannia Mill, Buxworth
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New Mills Newtown and the canal basin

Question C 3

Do you feel that the sites currently identified for business or industrial use in the Central
Area should remain designated for business use in the new Local Plan? These include:

Primary Employment Zones
Land allocated for future business / industrial use
Identified site for potential alternative use

Question C 4

Are there any other suitable uses that the areas identified above could be used for?

Some new sites may also be required in the main towns of High Peak to provide suitable premises
for start up, creative and knowledge-based industries.
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Question C 5

Are there any new sites that should be identified in the Local Plan for business or
industrial use?

Leisure and recreation

Improvements to leisure and recreation provision in the Central Area may be needed up to the
year 2028 to help support growing communities. Please let us know if there are any sites that you
feel should be designated for leisure or recreation. Uses may include allotments or sports facilities
for example. Whilst such a designation in the Local Plan would not ensure that the infrastructure
was provided, it would help any relevant development proposals to obtain planning consent.

Question C 6

Are there are sites or areas that you feel should be set aside for leisure or recreational
purposes? If so, what should the site be used for?

Land to be protected for its environmental value

Local Nature Reserves

Local Nature Reserves can be designated to protect wildlife habitats and features and offer
opportunities for education, research and the enjoyment of nature by the community. Reserves
are designated in consultation with Natural England and Derbyshire Wildlife Trust on sites on
which the Local Authority has a legal interest in through ownership, leasehold or a legal agreement
with the owner to ensure that it is managed correctly.

Reserves cannot be designated by the planning process although the Local Plan can highlight
any reserves that are designated. There are six Local Nature Reserves in the Central area: Bluebell
Woods Hayfield, Watford Lodge, Goytside Meadows and Mousley Bottom in New Mills, Brookfield
pond in Whaley Bridge and Stubbins Park in Chinley.
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Question C 7

Are there any sites that you feel could be considered for designation as a Local Nature
Reserve?

Local Green Space

Local Green Spaces are a new designation introduced by the National Planning Policy Framework
to help preserve areas of particular importance to local communities. New development in Local
Green Spaces would not be permitted other than in very special circumstances. They may be
designated in Local Plans or Neighbourhood Plans only:

Where the green space is in reasonably close proximity to the community it serves

Where the green area is demonstrably special to a local community and it holds a particular
significance, for example because of its beauty, historic significance, recreational value,
tranquillity or richness of its wildlife

Where the green area concerned is local in character and is not an extensive tract of land

Question C 8

Are there any sites that you feel should be designated as a Local Green Space?

New Mills green wedge

New Mills has valleys which are currently free from development. One proposal is for them to
remain so. Land between St Georges Road and Church Lane and land at Ladyshaw Bottom are
two such areas. Maintaining their openness is important in visual terms but also will help support
local wildlife.
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Possible New Mills green wedge

Possible New Mills green wedge
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Question C 9

Do you think these areas should become green wedges in the Local Plan?

Green Belt

One of the outcomes of the community conversation held in Furness Vale was that some new
homes would be welcome in the village but that there were access issues with more homes served
off Yeardsley Lane. An area of land adjacent to the A6 to the north of Furness Vale was suggested
as suitable to accommodate some new homes. This site is in the Green Belt and current planning
policy would preclude development. The Local Plan could be used to redesignate this land and
suggest it for residential development.

Possible amendment to the Green Belt boundary at Furness Vale

43High Peak Local Plan Options Consultation - Central Area

6Other development issues



Question C 10

Should the land in Furness Vale, as defined on the map, be redesignated from Green
Belt to allow residential development?

Shopping and town centres

Town centre boundary

The current Local Plan identifies the boundaries of New Mills and Whaley Bridge town centres.
This boundaries are used during the preparation and determination of planning applications to
ensure that uses such as retail, leisure and hotels are located within town centres to help ensure
their vitality and viability. Town centres are also more accessible by public transport. Proposals
for the development of town centre uses outside of the town centre will not be granted planning
consent if suitable and viable sites are available within the town centre boundary. The impact on
town centres of large retail, office and leisure development proposals outside the town centre must
also be closely scrutinised and addressed if planning consent is to be granted. The definition of
the town centre boundary is therefore an important consideration for the new Local Plan. Please
let us know if if you feel that any changes should be made to the existing town centre boundaries.
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Whaley Bridge town centre boundary as defined in the current Local Plan
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New Mills town centre boundary as defined in the current Local Plan
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Question C 11

Should any changes should be made to the town centre boundaries?

Primary and secondary frontages

The Local Plan also currently identifies an area known as the primary shopping frontage within
the town centre. This designation is intended to highlight the parts of the town centre which contain
the highest concentration of retail uses as opposed to other town centre uses such as restaurants
and other businesses. Local Plan policy can then be applied on applications within the primary
shopping frontage area to resist a change of use away from retail. As with the town centre boundary,
the designation is intended to help maintain and improve the viability of the town centre by retaining
its retail core.

In some places, the primary shopping frontage may need to be adjusted in light of a changing
mix of uses or to reflect future aspirations to promote or retain a strong retail presence.

Secondary frontages can also be identified within the town centre to identify where other, more
diverse town centres uses may be appropriate. At present, the current Local Plan does not identify
a secondary frontage. Policies can be included in the Local Plan to manage development within
the secondary frontage area appropriately.

Please let us know if you think that any changes should be made to the primary shopping frontage
or if there are any areas that should be designated as secondary frontages.

Question C 12

Should primary shopping frontages for New Mills and Whaley Bridge town centres be
defined?

Question C 13

Which parts of the town centre should be defined as secondary shopping frontages?

Local and district centres

In addition to the boundary of the town centre, the new National Planning Policy Framework also
identifies the scope for district or local centres to be identified in Local Plans. District or Local
centres would be designated in areas smaller than a town centre but where a cluster of shops and
services were present. A local or district centre designation would mean that specific policies to
help promote or discourage specified uses in that area could be applied for the benefit of the
community. No such centres are identified in the current Local Plan.
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These designations may also be applied in an area where new or additional retail development is
being promoted to help create a new local centre for a community. We would like know if you think
that there are areas that should be designated as a local or district centre in the new Local Plan.

Question C 14

Should the Local Plan identify any local or district centres to promote or protect retail
that serves local communities?

Torr Vale Mill

Torr Vale Mill is currently designated as a Regeneration area which encourages as comprehensive
redevelopment of the area to provide education, office and business use or leisure and tourism
facilities and residential development necessary to enable the conversion if the mill to mixed use.
Should this designation as a town centre regeneration area be retained.

Torr Vale Mill
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Question C 15

Do you think Torr Vale Mill should remain a Regeneration area?

Hogs Yard, Whaley Bridge

Hogs Yard, Whaley Bridge is designated as a Regeneration Area in the current Local Plan to allow
a mixed-use development including business, hotel, leisure, and bulky goods retail (not exceeding
2500m2) use. The latest retail needs assessment prepared on behalf of the Council has found that
there is no longer a need to identify land in the Whaley Bridge area for retail. The site lies adjacent
to the Tesco store and on the opposite side of the River Goyt from the Bingswood Industrial Estate.

Hogs Yard, Whaley Bridge
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Question C 16

Do you think that Hogs Yard should remain a Regeneration area? Should the proposed
mix of uses remain the same?

Other issues

This consultation covers a wide range of issues, including; housing requirements, the distribution
of housing development across High Peak, potential development sites for housing, employment
and retail and designations for education, leisure, recreation, the environment and the town centre.
A separate consultation on policies for the Local Plan is also being undertaken. However, if you
feel that there are any further issues that the Local Plan should consider, please let us know.

Question C 17

Are there any further issues or areas that the new Local Plan should consider?
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Have Your Say

We would like to know your views on the options for the Local Plan by 25 October 2012. All
comments will be carefully considered before the Council identifies its preferred options for the
Local Plan.

How to Contact Us

Please complete a questionnaire using one of the following methods:

Online on the Local Plan consultation website http://highpeak-consult.objective.co.uk/portal
Email to LDF@highpeak.gov.uk
Post to the address given below

Questionnaires can be collected from Council offices or downloaded from
www.highpeak.gov.uk/hp/localplanoptions

Regeneration
High Peak Borough Council
Town Hall
Buxton
Derbyshire
SK17 6EL

Tel: 0845 129 7777 or 01298 28400

Consultation database

Use of the consultation website provides several benefits and enables consultees to:

Read the Local Plan options document and supporting information online
Submit your comments online (registration required)
Read all comments submitted by other consultees, including those submitted by post, email
or online.

Further information is available on the consultation website, including help on how to register and
submit comments. Further support is available on the online:
http://www.highpeak.gov.uk/hp/council-services/local-development-framework/consultation-database

Details of consultees registered on the consultation website and all respondents to the consultation
will be added to our Local Plan contact list and will receive notification of future consultations.

Please note that all comments and the name of the individual or organisation responsible for them
will be made available to view on the public consultation website. All representations may also be
viewed at Council offices.
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All comments received in response to this consultation will be carefully considered before the
Council decides upon which options it prefers. Further consultation on the preferred options on
sites and policies will take place in February / March 2013.

The Council intends to adopt an Interim Policy Statement in April 2014 which will provide an update
to the current policy position of the Council in light of the National Planning Policy Framework and
emerging Local Plan policies.

A "submission" version of the new Local Plan will then be published in September / October 2013
for final consultation on whether the Local Plan is considered to be "sound" (xiv)

The plan will then be submitted to the Secretary of State for consideration at an public examination
during which the plan will be tested by an independent inspector in terms of its soundness and
compliance with the Duty to Cooperate, legal and procedural requirements. Subject to the
recommendations of the inspector, it is expected that the Local Plan will be adopted in September
2014.

Local Plan timetable

DateStage

September / October 2012Current consultation on options

February / March 2013Consultation on preferred options for Local Plan

April 2013Council to adopt an Interim Policy Statement

September / October 2013Submission version published - final opportunity for
comments

February 2014Submission to Secretary of State

May 2014Public Examination

September 2014Adoption

xiv To be considered "sound" the plan must accord with the tests specified in the National Planning
Policy Framework, namely that the plan is; positively prepared, justified, effective and consistent
with national policy.
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Alternative High Peak Housing Target Options

Number newhomes left
to be delivered

Total number of new homes
from 2006 to 2028

Number of homes to
be provided per year

Option
number

3,7976,4903002

4,4577,1503303

Advantages and disadvantages of Option 2

DisadvantagesAdvantages

Option does not meet projected housing needsModerate degree of environmental protection

Lower number of affordable homes to be
delivered in comparison with option 3

Moderate degree of protection of the distinctive
character of High Peak

Less support to town centres and the
sustainability of services in smaller settlements
than option 3

Moderate pressure on local infrastructure and
services

Greater reduction of the working age population
in comparison with option 3

Moderate degree of support for the regeneration
of Greater Manchester

Offers some degree of choice between potential
development sites

Advantages and disadvantages of Option 3

DisadvantagesAdvantages

Lower level of environmental protection,
including the highest requirement for greenfield
development

Most closely provides for projected housing
needs

Less protection of the distinctive character of
High Peak

Provides a greater number of affordable homes.
Increased housing supply may also help to
address house price issues

More pressure on infrastructure and servicesHigher level of support for town centres and the
sustainability of services in smaller settlements
through higher population growth and
associated spending

Lower level of support for regeneration in
Greater Manchester

Lower level of decline of the working age
population to limit recruitment constraints for
local businesses
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DisadvantagesAdvantages

Offers a limited degree of choice between
potential development sites
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Additional homes needed between 2012 and 2028 for the alternative housing target options(xv)

Chinley,
Buxworth
&
Brownside
parish

Hayfield parishWhaley Bridge
parish

NewMills parishChapel-en-le-Frith
parish

Central AreaOption
combination

Alternative housing target option 2

20202362664821025A

20202362664821025B

21-2521-25262-288296-326535-5891139-1253C

Alternative housing target option 3

24242773134811203A

24242773134811203B

27-2927-29308-338296-382628-6911337-1471C

xv Homes to be granted permission from 1 April 2012 to 2028
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An overview of the housing site options subject to consultation in the other sub-areas of High Peak
are provided below. For further details, please see the relevant sub-area consultation document
available at Council offices, local libraries or online - www.highpeak.gov.uk/hp/localplanoptions

Buxton Housing Site Options
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Glossopdale Housing Site Options
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