
 6.1

 
          

AGENDA ITEM 6 
 

HIGH PEAK BOROUGH COUNCIL 
 
 

Report to Council 
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Appendices Attached – Appendix  – Suggested main modifications to the  
Local Plan (Submission Version) in light of new evidence 

 
 
1.        Reason for the Report: To inform Councillors of new evidence required by 
the Local Plan Inspector relating to the objectively assessed need for housing and 
the Woodhead Road, Glossop housing allocation. The report will outline the findings 
of the evidence and recommendations for any subsequent modifications to the Local 
Plan. Any modifications agreed by the Council would be for consultation purposes.  
 
 
2. Recommendation 

2.1 That Members note the findings of the new evidence based reports for 
the High Peak Local Plan, namely the updated Housing Needs Study 
and the Woodhead Road Heritage and Landscape Appraisal – Interim 
Report 

 
2.2 That Members support Option 1 for consultation purposes as set out in 

Section 5 and for the reasons specified in Section 7 of this report.   
 

3. Executive Summary 
 

3.1 In response to the publication of new household projections by the 
Department for Communities and Local Government and advice from 
the Local Plan Inspector, an updated assessment of the objectively 
assessed need for housing has been commissioned by the Council. 

TITLE: Potential modifications to the High Peak Local Plan 
relating to housing requirements and the Woodhead 
Road, Glossop housing allocation 

 
EXECUTIVE COUNCILLOR: Cllr Tony Ashton, Council Leader 
   
CONTACT OFFICER:  Dai Larner, Executive Director (Place) 
   
WARDS INVOLVED: All outside of Peak District National Park 
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The report was published in May and recommends a lower housing 
requirement in the range of 310 to 350 new homes per year. This is 
lower than the objectively assessed need of 420 to 470 as 
recommended by the Strategic Housing Market Assessment (SHMA) 
published before the publication of the Local Plan in 2014. An 
affordable housing need of 526 (net) to 878 (gross) was also identified 
by the SHMA. The SHMA recommendations informed the Local Plan 
housing requirement of 360 homes per year which was also determined 
in the Council’s view by a lack of suitable sites to develop above an 
average of 360 homes per year.  

 
3.2 In response to objections raised by English Heritage to the heritage 

impacts of the Woodhead Road housing allocation as proposed in the 
Local Plan, the Local Plan Inspector advised that a further assessment 
to undertaken to consider the matter further. The study has identified 
substantial and significant harm.  

 
3.3 The Inspector also requested that the Council consider the implications 

of the two assessments for the Local Plan and consult on them to 
inform his consideration of the Local Plan. 

 
3.4 Having reviewed the outcome of the two assessments, it is 

recommended that the Woodhead Road allocation is removed from the 
Local Plan as it is not considered that the public benefits of the 
proposals outweigh the harm as required by national policy. 
Furthermore, it is recommended that the Local Plan housing 
requirement is reduced from 360 to 350. Following an assessment of 
various options both above and below 350, it is concluded that his level 
of development is optimal in terms of national policy compliance, 
adherence to the implications of a recent legal challenge to the 
Warrington Local Plan, affordable housing delivery, jobs growth and 
availability of suitable sites in High Peak. 

 
3.5 A four week period of consultation is proposed regarding potential 

modifications to the Local Plan arising from the new evidence. 
 
 

4.        How this report links to Corporate Priorities  
 

4.1 Given the broad nature of the Local Plan, it will have direct implications 
for all of the Council’s corporate priorities  

 
5.       Options and Analysis 
 

5.1 Option 1 (recommended) – the Council follows the recommendations 
set out in Section 7 of this report and proceeds to a four week period of 
consultation for Local Plan examination participants regarding the 
following. This option is considered to most closely align with the 
requirements of the National Planning Policy Framework and Planning 
Practice Guidance, the Local Plan evidence base and the aspirations of 
the Council’s Growth Plan in terms of supporting jobs growth and the 
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delivery of affordable housing. This option is also most likely to deliver a 
sound Local Plan within the shortest time possible: 

 
5.1.1 Findings of the updated Housing Needs Study which sets out the 

implications of the new household projections for the objectively 
assessed need for housing in High Peak 

5.1.2 The Council’s interpretation of the implications for the Local Plan 
(Submission Version) of the Satnam Millennium Ltd and 
Warrington Borough Council High Court judgement as set out in 
Section 7 

5.1.3 Findings of the Woodhead Road Heritage and Landscape 
Appraisal – Interim Report 

5.1.4 The removal of the Woodhead Road housing allocation from 
Policy H3 (Housing Allocations) of the Local Plan (Submission 
Version) and related main modifications as set out in Appendix 1 

5.1.5 A revised Local Plan housing requirement from an average 
annual requirement of 360 to 350 and related main modifications 
as set out in Appendix 1 

 
5.2 Option 2 (not recommended) – the Council does not follow the 

recommendations set out in Section 7 of this report and proceeds to a 
four week period of consultation in June on a proposed Local Plan 
housing requirement of less than 350 and associated main 
modifications. This option in not recommended as it would deliver less 
affordable housing than the Council has already established that it 
could deliver on sites that it has previously considered to be compliant 
with the National Planning Policy Framework. A lower housing 
requirement would also not provide as many jobs or address the 
projected decline in the working age population of High Peak. This 
option does not align as closely with the National Planning Policy 
Framework, National Planning Practice Guidance or the Council’s 
Growth Plan and is less likely to be found sound.  

 
5.3 Option 3 (not recommended) – the Council does not follow the 

recommendations set out in Section 7 and does not proceed to a 
consultation on June. This option would be applied should the Council 
to wish to delay the progression of the Local Plan in order the obtain 
further evidence to support further modifications to the Local Plan 
relating to site allocations and housing requirements. This option is not 
recommended as further delays to the process are likely to result in the 
Local Plan Inspector calling for the Local Plan to be withdrawn. This 
would result in significant delays to the adoption of the Local Plan. In 
the continued absence of a five year housing land supply as required by 
the National Planning Policy Framework, this would mean that planning 
applications would be determined in accordance with the policies of the 
Framework which provides a lesser degree of control over development 
than a Local Plan.  
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6. Implications 
 

6.1
  

Community Safety - (Crime and Disorder Act 1998) 
 
None directly 
 

6.2 Workforce 
 
None directly 
 

6.3 Equality and Diversity/Equality Impact Assessment 
 
This report has been prepared in accordance with the Council's 
Diversity and Equality Policies. 
 

6.4 Financial Considerations 
 
The ongoing costs for the consultation and ongoing Local Plan 
examination will be met by the agreed Regeneration service 
budget. 
 

6.5 Legal 
 
The Local Plan has been prepared in accordance with the relevant 
planning acts and the Town and Country Planning (Local 
Development) (England) Regulations 2012. The implications of 
various court judgements in setting the objectively assessed 
housing need have been considered in the preparation of the 
report. 
 

6.6 Sustainability 
 
The Local Plan has been subject to a Sustainability Appraisal 
at various stages in its preparation. An addendum to the 
Sustainability Appraisal of the options for the Local Plan new 
evidence has been prepared. Its findings are summarised in this 
report. 
 

6.7 
 
 
 

Internal and External Consultation 
 
Modifications agreed by Council will be subject to a four week 
consultation period open to all individuals and organisations who 
submitted formal representations to the Submission Version of the 
Local Plan in 2014. Further consultation on all modifications 
deemed necessary by the Inspector to make the Local Plan sound 
may follow later in 2015. 

6.8 
 
 
 

Risk Assessment 
 
Risks are set out in Section 5, Table 2 in Section 7 and Paragraph 
7.55 of this report. 
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7.         Background and Detail 

Preparation and examination of the Local Plan (Submission Version) 

           7.1  The High Peak Local Plan (Submission Version) was published in April 
2014. Formal representations on the Local Plan were invited until 23rd 
June. On 15 July 2014, the Council resolved to submit the Local Plan 
(Submission Version) to the Secretary of State. The Local Plan was 
subsequently submitted in August 2014 along with all the formal 
representations, supporting background evidence and information. 
Examination hearing sessions were held across January and February 
2015 when the appointed Local Plan Inspector led discussions around 
matters, issues and questions that were informed by submitted 
representations. This information and subsequent documentation that 
has been referred to during the ongoing Local Plan examination is 
available on the examination library website. A link to this website is 
provided at the end of this report.   

7.2 At the close of the hearing sessions in February, the Inspector indicated 
that further consideration of the forthcoming household projections may 
be necessary given their significance in establishing housing needs. 
During a previous hearing session in relation to housing sites in Glossop, 
concerns regarding the impact of the Woodhead Road housing allocation 
were also discussed. The Inspector’s initial views on both matters were 
confirmed in his correspondence to the Council dated 4th March 
(examination library ref. P12) in which he requested the following: 

a. The Council should consider what implications, if any, the new 
household projections have for its assessment of objectively 
assessed housing needs.  

b. The Council should then consider what implications, if any, this 
would have for the Local Plan and whether in its view any main 
modifications would be required as a result. 

c. The views of consultees should be sought on the Council’s 
conclusions. 

d. Depending on the nature of your conclusions and the response 
to them, it may be necessary to hold a further hearing. 

 

7.3 The Inspector also called for a heritage assessment of the impact of the 
Woodhead Road allocation on the Old Glossop Conservation Area and 
its setting. Matters in relation to housing requirements and the Woodhead 
Road site are discussed below. 

2014 Strategic Housing Market Assessment and preparation of the Local 
Plan 

7.4 With regards to the policy framework for preparing Local Plans, 
Paragraph 182 of the National Planning Policy Framework (NPPF) states 
that Local Planning Authorities are required to submit a Local Plan for 
examination that is considers to be “sound” – namely that it is: 
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• “Positively prepared – the plan should be prepared based on a 
strategy which seeks to meet objectively assessed development and 
infrastructure requirements, including unmet requirements from 
neighbouring authorities which it is reasonable to do so and consistent 
with achieving sustainable development; 

• Justified – the plan should be the most appropriate strategy, when 
considered against the reasonable alternatives, based on proportionate 
evidence; 

• Effective – the plan should be deliverable over its period and based on 
effective joint working on cross-boundary strategic priorities; and 

• Consistent with national policy – the plan should enable the delivery 
of sustainable development in accordance with the policies in the 
NPPF.” 

7.5 The Local Plan submitted by the Council is considered to have met these 
tests of soundness along with the Duty to Co-operate, legal and other 
procedural requirements that are assessed by a Planning Inspector 
through the Local Plan examination process. 

7.6 Paragraph 14 of the NPPF is a critical element of national planning policy 
both in relation to the preparation of Local Plans and in determining 
planning applications. As such, in order to pass the tests of soundness, it 
is essential that Local Planning Authorities to comply with its 
requirements. In relation to plan-making, the paragraph states that: 

 “At the heart of the National Planning Policy Framework is a 
presumption in favour of sustainable development, which should be 
seen as a golden thread running through both plan-making and decision-
taking. 

 For plan-making this means that: 

• local planning authorities should positively seek opportunities to meet 
the development needs of their area; 

• Local Plans should meet objectively assessed needs, with sufficient 
flexibility to adapt to rapid change, unless: 

o any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the 
policies in this Framework taken as a whole; or 

o specific policies in this Framework indicate development should 
be restricted1” 

 

7.7 In relation to housing, Paragraph 47 of the NPPF goes to state that: 

“To boost significantly the supply of housing, local planning authorities 
should: 

                                            
1 “For example, those policies relating to sites protected under the Birds and Habitats Directives (see paragraph 119) and/or 

designated as Sites of Special Scientific Interest; land designated as Green Belt, Local Green Space, an Area of 
Outstanding Natural Beauty, Heritage Coast or within a National Park (or the Broads Authority); designated heritage 
assets; and locations at risk of flooding or coastal erosion.” 
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� use their evidence base to ensure that their Local Plan meets the 
full, objectively assessed needs for market and affordable housing 
in the housing market area, as far as is consistent with the policies 
set out in this Framework, including identifying key sites which are 
critical to the delivery of the housing strategy over the plan 
period…” 

 
7.8 A clear understanding of the objectively assessed need for housing is 

therefore a key element of the evidence base to support a Local Plan. 
This need should then be met in full unless the Council has other 
supporting evidence to demonstrate that to do so would conflict with 
wider policies in the NPPF. In this context, it is important to acknowledge 
that whilst a Local Plan may take account of development constraints in 
establishing its planned level of housing provision, the objective 
assessed need for housing cannot be influenced by such matters. Once 
the objective housing needs have been established, a balancing exercise 
may therefore be required by the Council to demonstrate that the 
adverse impacts of meeting the objectively assessed need for housing in 
full would “significantly and demonstrably outweigh the benefits…” 

7.9 The objectively assessed need for housing is often established through a 
Strategic Housing Market Assessment (SHMA). Paragraph 159 of the 
NPPF states that local planning authorities should: 

� “prepare a Strategic Housing Market Assessment to assess their 
full housing needs, working with neighbouring authorities where 
housing market areas cross administrative boundaries. The 
Strategic Housing Market Assessment should identify the scale 
and mix of housing and the range of tenures that the local 
population is likely to need over the plan period which: 

o meets household and population projections, taking 
account of migration and demographic change; 

o addresses the need for all types of housing, including 
affordable housing and the needs of different groups in the 
community (such as, but not limited to, families with 
children, older people, people with disabilities, service 
families and people wishing to build their own homes); and 

o caters for housing demand and the scale of housing supply 
necessary to meet this demand…” 

7.10 It is with these policy requirements in mind that the Local Plan 
(Submission Version) was prepared. A new SHMA report was 
commissioned by the Council to inform the Local Plan (Submission 
version) and was published in April 2014 (examination library ref MM4). 

 
7.11 The SHMA recommended that the objectively assessed need for housing 

in High Peak was within the range of 420 to 470 homes per year. This 
range was informed by a range of demographic and economic led 
scenarios tested by the consultants and included the 2011-based 
(interim) household projections published by the Department for 
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Communities and Local Government which were the latest available at 
the time. National Planning Practice Guidance stipulates that the latest 
household projections should be the starting point for estimating housing 
needs. 

 
7.12 The 2011-based household projections indicated a need for a net 

additional 399 dwellings per year in High Peak up to the year 2021. The 
recommended range was higher than this figure due to the need to make 
allowances for a shortfall in housing delivery and adjustments to the 
model to enable a longer term projection to extend beyond 2021 as 
required for the Local Plan which extends to 2031.  

 

7.13 Alongside the objectively assessed need for housing, the SHMA 
identified a need for 526 (net) to 878 (gross) affordable homes in High 
Peak. This range was informed by consideration of those households in 
High Peak who currently lack their own housing or live in unsuitable 
housing and cannot afford to meet their needs in the housing market and 
those projected to be in that position in the future. The local Housing 
Register forms the starting point for estimating what the need and 
demand for affordable housing. 

 
7.14 Having regards to the NPPF, including paragraphs 14 and 47, the 

objectively assessed needs identified in the SHMA and evidence relating 
to development constraints, the Council agreed an annual average 
requirement of 360 dwellings a year for the Local Plan Submission 
Version.  

 
7.15 This is specified in Policy S3 (Strategic Housing Development) of the 

Local Plan which outlines a total requirement of 7200 dwellings over the 
plan period (2011 to 2031). Once housing completions and commitments 
since 2011 were taken into account along with an allowance of 110 
dwellings expected to be provided within the Peak District National Park, 
the Local Plan identified a need to provide for a total of 4839 additional 
dwellings. Whilst it was acknowledged that this level of development 
would not fully meet the objectively assessed need for housing or 
affordable housing needs, it was considered that this was the maximum 
number of homes that High Peak could accommodate in the context of 
Paragraph 14 of the NPPF. 

 
7.16 In order to help address the shortfall in housing provision, the Council 

sought assistance for other local planning authorities to accommodate 
unmet housing needs in High Peak under the Duty to Co-operate. 
Cheshire East Council subsequently agreed to accommodate an 
additional 500 homes towards High Peak’s housing requirements across 
the last 10 years of the period of their emerging Local Plan. The Cheshire 
East Local Plan as submitted in May 2014 reflected this agreement as 
did Policy S3 of the High Peak Local Plan. The agreement is enshrined in 
a Memorandum of Understanding. The Peak District National Park 
Authority also agreed that any development which takes place within the 
parts of High Peak that lie within the National Park can be counted 
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towards the High Peak Local Plan housing requirement. It is estimated 
that this will amount to 110 dwellings over the plan period. A 
Memorandum of Understanding between the Council and Stockport 
Metropolitan Borough Council (MBC) also requires Stockport MBC to 
consider the scope to meet some of High Peak unmet housing needs as 
part of a future review of its development plan. Further details are 
provided in the Duty to Co-operate Statement submitted with the Local 
Plan (examination library ref. H2). 

 
7.17 A total of 38 representations were submitted to the Council regarding 

Policy S3. The majority stated that the policy was not sound on the basis 
that it did not plan for a sufficient level of housing provision in accordance 
with the NPPF. The reliance on the Cheshire East Local Plan for the 
delivery of 500 homes towards needs in High Peak also generated 
objections. Given the degree of objection and the fact that housing 
provision is a fundamental element of the Local Plan, the provision of 
new housing was a key matter which was discussed at length over two 
days during the examination hearings.  

 
7.18 Following the publication of the SHMA, the 2012-based population 

projections were published by the Office for National Statistics in May 
2014. The Council’s SHMA consultants were subsequently instructed to 
identify the possible implications for the objectively assessed need in 
High Peak arising from the new projections. The report indicated a 
potential new range of 280 to 420 homes per year for High Peak 
(examination library ref. MM5). However, it was acknowledged that as 
the guidance states that it is the household projections that form the 
starting point for establishing housing needs and not the population 
projections, the assessment of housing needs should be reviewed once 
the new household projections (2012-based) were released.  

 
 

2012-based household projections and updated Housing Needs Study 
 
7.19 The 2012-based household projections were published on 27 February 

2015 by the Department for Communities and Local Government. The 
projections superseded those applied in the SHMA report of 2014 and 
incorporated both the 2012-based population projections and further 
information from the 2011 Census. Unlike the previous interim 
projections, the 2012-based figures provide projections over a 25 year 
period and therefore cover the whole life span of the Local Plan (2011 to 
2031). According to the projections, over the 25 year period, the average 
annual household growth in High Peak is expected to be 262. This is 
lower than previous projections for High Peak that informed the 
preparation of the Local Plan.  

 
7.20 In line with the Local Plan Inspector’s request for further consideration of 

the 2012-based household projection, the Council commissioned a report 
to determine the implications of the projections on the objectively 
assessed need for housing in High Peak. The report was published on 8 
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May 2015 (examination library ref. U6). Analysis in the report of the 
projections and related evidence highlights a number of issues, including: 

 

• The reduction in household projections may be attributed to lower levels 
of population growth due to a reduction in inward domestic migration 
and lower projected household formation rates. These trends reflect the 
fact that the 2012-based projections are based on a period where the 
economic downturn suppressed housing formation due to a lack of 
mortgage availability and the affordability of housing. 

 

• The average household size (number of people living per home) is 
projected to continue to fall over the plan period to 2.17 by 2031 from 
2.35 in 2004. This is lower than the national average. The proportion of 
High Peak residents aged over 70 and 90 is projected to grow 
significantly over the plan period with a decline in most age groups 
under 65. This shift in the age structure contributes towards the 
declining average household size as more people live alone or as 
couples.  

 

• Housing completions in High Peak between 2001/2 and 2013/14 
average out at 283 new homes per year. When set against the former 
East Midlands Regional Plan annual target of 300 new homes for High 
Peak, this would suggest an under-supply of housing. As identified in 
the 2014 SHMA report, market signals such as house prices and the 
affordability ratio indicate that whilst High Peak may perform better than 
the national average, it often compares poorly to neighbouring 
authorities.  

 
7.21 Whilst the National Planning Practice Guidance states that the household 

projections should be the starting point for establishing the objectively 
assessed need for housing, it goes on to state that the projections are 
trend based and that : 

 
“The household projection-based estimate of housing need may require 
adjustment to reflect factors affecting local demography and household 
formation rates which are not captured in past trends. For example, 
formation rates may have been suppressed historically by under-supply 
and worsening affordability of housing. The assessment will therefore 
need to reflect the consequences of past under delivery of housing. As 
household projections do not reflect unmet housing need, local planning 
authorities should take a view based on available evidence of the extent 
to which household formation rates are or have been constrained by 
supply” (NPPG, Reference ID: 2a-016-20150227) 

 

7.22 To reflect this guidance and the evidence which suggests that the 
adjustments to the household projections may be necessary to reflect 
factors that are not captured in past trends, a range of scenarios are 
applied in the updated Housing Needs Study. The same scenarios were 
applied in the 2014 SHMA and have now been updated to reflect the new 
projections. The scenarios also assess the implications of policy 
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objectives such as employment growth. Each of the scenarios are 
provided in the table below along with corresponding population change, 
jobs growth and dwelling requirement for each scenario. 

 

Table 1 Housing scenarios 

 

 

7.23 The scenarios are taken into account in the recommendation of a new 
range for the objectively assessed need for housing – 310 to 350 new 
homes per year. The scenarios have been rounded in setting the 
recommended range. 

7.24 The bottom end of the recommended range represents the demographic 
need for housing and broadly corresponds with scenario Aa (baseline + 
partial catch up). This scenario relates to the 2012-based household 
projections with adjustments made to reflect an assumption that pent up 
demand amongst younger people will be met over time – thus helping to 
address the adverse market signals identified above. This would equate 
to an annual average housing requirement of 315. Under this scenario, 
population growth over the plan period would be 6911 with a decline in 
the number of jobs by 581. The reduction in jobs may largely be 
attributed to the projected decline in the working age population by -1969 
associated with this scenario (updated Housing Needs Study, Appendix 
2) 

7.25 Scenario G (policy on jobs growth) reflects the upper end of the 
recommended range. This scenario relates to another key strand of the 
Local Plan evidence base – the Employment Land Requirement Study 
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(examination library ref. MD3 and MD8). This study also tested scenarios 
in order to identify the amount of land that would be required to support 
business and industry. The “policy on jobs growth” scenario assumed 
growth in targeted industrial sectors in line with regional averages, 
namely; Knowledge Economy, Manufacturing, Cultural and Digital 
Industries, Visitor Economy and Ecosystem Services to increase local 
employment provision. This would generate 469 additional jobs over the 
plan period in High Peak. To support this growth, an annual average of 
352 new homes would need to be provided. This level of growth would 
support jobs growth by reducing the decline in the working age 
population to -414 over the plan period.  

 
7.26 To help deliver jobs growth, the Local Plan seeks to make over 45ha of 

employment land available over the plan period. This is slightly in excess 
of the 42ha assessed in the Employment Land Requirement Study as 
being required to support current planned levels of housing growth as 
specified in the Local Plan (Submission Version) - 360 homes per year 
(examination library ref MD8). The Local Plan (Submission Version) 
therefore proposes a suitable balance between housing and employment 
land provision.  

 
7.27 Further scenarios that provide housing requirements within the range are 

Oxford Economics (housing growth required to match “policy off” 
employment projections which show a decline in jobs of 309) and job 
stabilisation (housing growth required to retain the current number of 
jobs). Both scenarios result in a decline in the working age population of 
High Peak. 

 
7.28 Several scenarios that relate to housing requirements lower than 310 are 

not reflected in the range. This is because to study applies the 
methodology specified in the Planning Practice Guidance which 
recommends using the household projections as the starting point for 
identifying objectively assessed need for housing then and uplifting this 
to take into account market signals where necessary. In the case of the 
natural change, zero net migration and jobs growth with a 5% reduction 
in commuting, it may also be argued that these scenarios are relatively 
unrealistic. 

 
7.29 This new recommended range (310 to 350) is lower than previously 

recommended in the SHMA (420 to 470). However, in drawing 
conclusions about the objectively assessed need for housing in High 
Peak, the updated Housing Needs Study also refers back to the 
affordable housing need identified in the 2014 SHMA - 526 (net) to 878 
(gross). These figures remain the same.  

 
7.30 Referring back to the requirements of Paragraphs 14 and 47 of the 

NPPF, the updated Housing Needs Study concludes that the Council will 
need to consider the extent to which an uplift in the Local Plan housing 
requirement would help to meet the affordable housing need, subject to 
the extent to which it would be consistent with the NPPF. 
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7.31 The need to take account of affordable housing needs was set out in the 
Satnam Millennium Ltd v Warrington Borough Council High Court 
challenge against the Warrington Local Plan (examination library ref. 
R39). The challenge was granted. One of the reasons related to the fact 
that the Council had not reflected the assessed need for affordable 
housing as part of its objectively assessed need for housing. In setting 
out the proper approach to dealing with affordable housing needs in 
Local Plan, the judgement reflects the National Planning Practice 
Guidance (NPPG, Reference ID: 2a-029-20140306) and states the 
following: 

 
 

(a) having identified the OAN for affordable housing, that should then 
be considered in the context of its likely delivery as a proportion of 
mixed market/affordable housing development; an increase in the 
total housing figures included in the local plan should be considered 
where it could help deliver the required number of affordable homes; 
 
(b) the Local Plan should then meet the OAN for affordable housing, 
subject only to the constraints referred to in NPPF, paragraphs 14 and 47 
(Warrington Judgement, Para. 43 (iv)) 
 

7.32 The judgement also suggests that the affordable housing need should be 
combined with the demographic / economic calculation of objectively 
assessed needs for housing. The scope for this to be done is considered 
later in this report. 
 
 
Woodhead Road Heritage and Landscape Appraisal 
 

 
7.33 The Submission Local Plan proposes allocation of land amounting to 

7.8ha for residential development of approximately 121 new homes on 
land at Woodhead Road on the edge of Old Glossop (sites G8, G9, G10 
& G11 policy DS6). The elevated parts of the site have long range views 
of the National Park.  The southern part of the site lies within the Old 
Glossop Conservation Area.  G8 is directly adjacent to the grade II listed 
Laneside Farm. Sites G10 and G11 are adjacent to the grade II listed 
Roman Catholic Church to the south. The promoters of the site submitted 
a Heritage Appraisal and Design Brief with details of the proposed 
residential development and its impact on the surrounding area. 

 
7.34 As part of the Examination of the Local Plan, Historic England (previously 

English Heritage) submitted a Written Statement to the Inspector 
concerning allocation of this site. In the Statement, Historic England sets 
outs its concerns that the Council has insufficient evidence to support its 
view that an allocation for 121 dwellings at Woodhead Road can be 
developed in a way that avoids harm to heritage assets.   
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7.35 Following the Examination hearing sessions the Inspector requested that 
a further assessment be undertaken that the Council can put forward that 
deals directly with Historic England’s concerns. 

 
7.36 The Council commissioned an appraisal of the proposed for residential 

development at Woodhead Road to consider how development might be 
accommodated at the site without unacceptable harm to heritage assets 
including the character and appearance of Old Glossop Conservation 
Area and its setting. The study provided an assessment of the 
landscape, conservation area and listed buildings and assessed views 
within and out of the site from 12 viewpoints. 

 
7.37 The interim conclusions of the assessment found the landscape within 

the allocated sites are of local significance and could be considered a 
heritage asset within the definition of the National Planning Policy 
Framework. The designated heritage assets affected by the residential 
allocation are Old Glossop Conservation Area, All Saints Roman Catholic 
Church, Laneside Farm, Mouselow Castle (Scheduled Monument), All 
Saints Parish Church and Old Glossop. It found “many of the heritage 
assets have settings that have been designed to enhance their presence 
and visual interest ……and these designed settings may also be 
regarded as heritage assets in their own right.” Looking at the cumulative 
impact on the views, the Assessment found “in most of the 12 locations 
assessed, the views take in multiple heritage assets where the setting is 
a material consideration. In most of these views the harm on heritage 
assets will be considerable. The impact is ‘substantial’ under the terms of 
NPPF for both the Old Glossop Conservation Area and All Saints Roman 
Catholic Church.” 

 
7.38 Individually, sites, G10 and G11 were found to have substantial harm, 

whilst large parts of G8 and G9 also led to substantial harm. The 
continuation of the existing ribbon development along Woodhead Road 
within site G9 was identified as potentially being acceptable but the 
acceptability of development would require clear design parameters and 
mitigation. 

 
Implications of the updated Housing Needs Study and Woodhead Road 
Heritage and Landscape Appraisal for the Local Plan 

 
7.39 Taking account of the Warrington judgement, the National Planning 

Practice Guidance and guidance from the Planning Advisory Service2, 
the extent to which the affordable housing need can be delivered as a 
proportion of the overall housing objectively assessed need is set out 
below. This is then followed by consideration of whether the housing 
requirement should be uplifted to meet affordable housing needs if 
necessary: 

 

• Objectively assessed need for housing = 310 to 350 

                                            
2
 Objectively Assessed Need and Housing Targets: technical advice note, Planning Advisory Service 
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• Percentage of housing OAN that can be delivered as affordable housing on 
the basis of development viability = 20 to 30%3 

• Amount of affordable housing that can be viably developed = 624 to 1055 

• Affordable housing need = 526 (net) to 878 (gross) 

• Indicative annual shortfall of affordable housing = 421 to 816 
 

7.40 It is clear that it is not possible to fully meet affordable housing needs as a 
viable percentage of the recommended objectively assessed housing 
need range. Following the approach outlined in the judgement and the 
guidance, the Council should therefore consider uplifting the housing 
requirement to deliver the full affordable housing need. To deliver 878 
affordable homes per year at 30% of an overall housing target would 
require an annual development rate of 2927 homes per year. 

 
7.41 An annual development rate of 2927 would be undeliverable on the basis 

of land supply, market demand and compliance with the NPPF which 
requires Local Plans to be “aspirational but realistic” (Para. 154). The 
average annual rate of housing delivery in High Peak in recent years has 
only been 287. 

 
7.42 In relation to the implication from recent caselaw that, affordable housing 

needs should form part of the objectively assessed need for housing 
figure, it should be recognised that affordable housing needs and the 
objectively assessed need (OAN) are calculated on an entirely different 
basis. For example, affordable housing needs are assessed on the ability 
of a household to pay and the suitability of their current housing rather 
than demographic change and economic growth as is the case for the 310 
– 350 OAN range. Affordable housing need can often relate to existing 
households that are entitled to affordable housing or who will be over the 
plan period as their current housing is unsuitable due to overcrowding for 
instance. Some affordable housing needs will also already be captured 
within the demographic / economic led calculations used to calculate 
OAN. Due to the different method of calculating needs, there is no means 
of combining the two calculations. Specifically, there is no way to know 
how much of the OAN comprises affordable housing need because the 
demographic data and projections on which the OAN is based do not 
show housing tenure. To attempt to combine the two figures would result 
in double counting of an element of the affordable housing need as it is 
already reflected in the OAN. 

 
7.43 Consequently, affordable housing need does not necessarily translate 

directly into the need for new housing development as households who 
move into suitable (affordable) housing may free up market homes to be 
occupied by people for whom they are suitable.  

 
7.44 Furthermore, the Council is actively engaged on initiatives alongside the 

planning process to support the provision of, and improvements to, 

                                            
3
 As identified in the Local Plan Viability Test (examination library ref. MJ3) and Policy H5 (Affordable 

Housing) of the Local Plan Submission Version.   
4
 20% of 310 

5
 30% of 350 
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affordable housing in High Peak beyond the level supported by market 
housing. These include measures in the Council’s Growth Plan such as 
using its own resources (Council land, the Housing Revenue Account, 
and right-to-buy receipts) combined with external funding to build more 
new houses and refurbish underutilised property. This can help to 
improve on the 30% threshold that would normally be considered viable 
and improve the suitability of existing property (examination library ref. 
R26).  

 
7.45 Finally, in relation to the scope to meet affordable housing needs, the 

Council’s position at the publication of the Local Plan and during the 
examination has been that an annual rate of 360 is the maximum level of 
development that can be accommodated in High Peak, taking 
Paragraphs 14 and 47 of the NPPF into account. The maximum housing 
delivery threshold is the point at which any adverse impacts of further 
meeting housing needs would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in the NPPF as a whole, 
or when specific NPPF policies indicate that development should be 
restricted.  

 
7.46 The evidence submitted to the Inspector from objectors who desire a 

higher housing requirement has not led the Council to change its position. 
The Local Plan Inspector has yet to declare his stance on the matter. This 
is likely to be included in his forthcoming report on the Local Plan that will 
follow later in the year. 

 
7.47 In conclusion, whilst the affordable housing need may not always 

translate directly into a new for additional housing, it is recommended 
that the affordable need should be used to help determine the point 
within the 310 to 350 range, or up to the maximum housing delivery 
threshold, that the Local Plan housing requirement should be set.  

 
7.48 This approach would demonstrate that the Council has had full regard to 

the need to affordable housing requirements in establishing its Local Plan 
housing requirement whilst reflecting on paragraphs 14, 47 and 154 of 
the NPPF. If the Council does not take affordable housing needs into 
account in establishing the Local Plan housing requirement, there is a 
significant risk that the Local Plan will be found “unsound”.  

 
7.49 In relation to the Woodhead Road Heritage and Landscape Appraisal, 

the interim conclusion indicate that there would be “substantial harm”. 
The NPPF states that the planning system should protect and enhance 
valued landscapes and should seek to conserve and enhance the historic 
environment. Paragraph 133 states that: 

 
“Where a proposed development will lead to substantial harm to or total 
loss of significance of a designated heritage asset, local planning 
authorities should refuse consent, unless it can be demonstrated that the 
substantial harm or loss is necessary to achieve substantial public 
benefits that outweigh that harm or loss, or all of the following apply:  
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• the nature of the heritage asset prevents all reasonable uses of the site; 
and  

• no viable use of the heritage asset itself can be found in the medium 
term through appropriate marketing that will enable its conservation; and  

• conservation by grant-funding or some form of charitable or public 
ownership is demonstrably not possible; and  

• the harm or loss is outweighed by the benefit of bringing the site back 
into use.” 

 
7.50 Where development affects a non designated heritage asset a balanced 

judgement is required having regard to the scale of harm or loss and the 
significance of the heritage asset. (NPPF, Para. 135). 

 
7.51 A balancing exercise is therefore required between the benefits and harm 

associated with the development of the Woodhead Road site. In terms of 
public benefits, the site is expected to deliver approximately 121 new 
homes in the (Local Plan Submission Version). 30% of this is expected to 
be affordable housing – approximately 36 homes. Whilst this level of 
housing would make a valuable contribution towards meeting housing 
requirements, particularly affordable housing, it should be seen in the 
context of the reduced objectively assessed need for housing. Indeed, 
housing supply figures indicate that it is possible to meet the top end of 
the range without the allocation. The projected contribution of affordable 
homes (36) is also considered to be modest in comparison with the 
annual affordable housing requirement (878). Furthermore, the harm has 
been found to be substantial for multiple heritage assets. Even when the 
harm has been found to be less than substantial, the report concludes 
that it is still significant. With this in mind, it is not considered that the 
benefits of the development of the site outweigh the harm.  

 
7.52 Consequently, it is recommended that Woodhead Road allocation is 

removed from the Local Plan. Although the heritage assessment does 
specify that a continuation of the ribbon development along Woodhead 
Road may be acceptable (subject to further consideration), it would not 
provide enough housing to justify a housing allocation in the Local Plan. 
In addition, the form of such a ribbon development on rising land may 
represent a conspicuous intrusion into open countryside.  

 
7.53 The removal of the Woodhead Road allocation in the Local Plan would 

reduce the housing supply by approximately 121 homes. The level of 
housing delivery assumed in the Local Plan (Submission Version) has 
also been further reduced following consideration by the Council of the 
implications on the Tongue Lane housing allocation of Ashwood Dale 
Quarry and its potential extension. A Statement of Common Ground 
agreed between the Council, Derbyshire County Council and Omya UK 
Ltd agrees to a reduction in the housing capacity of the site from 215 to 
139 – a loss of 76 homes (examination library ref. Q17). The combined 
loss of 197 homes to the projected housing supply would mean that the 
average annual target of 360 is unattainable. Revised housing supply 
figures indicate that an average annual delivery rate of 350 would be the 
new upper limit. This would equate to a total Local Plan requirement of 
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7000 new homes over the 20 year plan period – a reduction from the 
7200 included in the Local Plan (Submission Version). 

 
7.54 Turning to the identification of a new Local Plan housing requirement, the 

updated Housing Needs Study recommends that the Council should 
exercise its policy choice. Consideration is given to the respective merits 
of a range of options in the table below. The options relate to the 
scenarios within the recommended range, the Local Plan (Submission 
Version) annual housing requirement and the bottom of the 
recommended objectively assessed need range from the 2014 SHMA. A 
parallel assessment of options has been undertaken as part of an 
Addendum to the Sustainability Appraisal (SA) for the Local Plan. This 
also incorporates an Equalities Impact Assessment (EIA). The findings of 
these assessments are reflected in the following table when applicable: 

 
  

 
Table 2 – Housing options analysis 
Option Positives  Negatives 
420 – Lower 
end of SHMA 
2014 range 

• Most closely relates to the 
affordable housing need. 
This would help to meet 
Strategic Objective 2 of the 
Council’s Growth Plan – 
“maximise investment that 
supports a thriving private 
sector, supports affordable 
housing and helps sustain 
public services” 

• Likely to generate the most 
economic benefits. This 
would align with Strategic 
Priority 1 of the Council’s 
Growth Plan – “Overturn the 
forecast long-term fall in jobs 
in High Peak” and the jobs 
growth objectives of the 
D2N2 Local Enterprise 
Partnership 

• Meets demographic needs 
 
 

• Meeting this target would require 
the allocation of sites deemed by 
the Council to be contrary to 
Para. 14 of the NPPF. Reasons 
include; inappropriate 
development in the Green Belt, 
significant harm to landscape 
or setting of the National Park 
and likely significant effects on 
the integrity of European 
designated sites. The adverse 
impacts of meeting this 
requirement are therefore 
considered to outweigh the 
benefits 

• Option of 420 discounted by the 
SA and EIA – “more significant 
negative impacts on the 

SA objectives relating to energy, 
climate change, pollution 
(congestion) and flood risk than 
the other options considered.” 

 

360 - Local 
Plan 
(Submission 
Version) target 

• More closely relates to the 
affordable housing need. 
This would help to meet 
Strategic Objective 2 of the 
Council’s Growth Plan – 
“maximise investment that 
supports a thriving private 
sector, supports affordable 
housing and helps sustain 
public services” 

• Likely to generate the most 

• Meeting this target would require 
the retention of the Woodhead 
Road housing allocation. The 
Heritage and Landscape 
Appraisal considers the impact of 
the site to be ‘substantial’ under 
the terms of NPPF for both the 
Old Glossop Conservation Area 
and All Saints Roman Catholic 
Church. The adverse impacts of 
meeting this requirement are 
therefore considered to outweigh 
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economic benefit. This would 
align with Strategic Priority 1 
of the Council’s Growth Plan 
– “Overturn the forecast 
long-term fall in jobs in High 
Peak” and the jobs growth 
objectives of the D2N2 Local 
Enterprise Partnership 

• Can be taken forward with 
few main modifications to the 
Local Plan 

• Meets demographic needs 

the benefits 
 

352 - Policy 
On Jobs 
Growth 
scenario 

• Provides a growth in jobs of 
469. This would align with 
Strategic Priority 1 of the 
Council’s Growth Plan – 
“Overturn the forecast long-
term fall in jobs in High Peak” 
and the jobs growth 
objectives of the D2N2 Local 
Enterprise Partnership 

  

• Meets demographic needs 

• Of the remaining deliverable 
options, it most effectively 
addresses the projected 
decline in the working age 
population with reduction of 
414 

• Of the remaining deliverable 
options, it most closely 
relates to the affordable 
housing need than other 
scenarios with the 
recommended range. This 
would help to meet Strategic 
Objective 2 of the Council’s 
Growth Plan – “maximise 
investment that supports a 
thriving private sector, 
supports affordable housing 
and helps sustain public 
services” 

• Can be taken forward with 
few main modifications to the 
Local Plan.  

• Even with the reduction of 
housing numbers at Tongue 
Lane and Woodhead Road, 
there is a sufficient supply of 
land to meet the requirement 

• Recommended by the SA 
and EIA 

• Provides less flexibility in 
housing land supply but reflects 
the supply of land that is 
considered to be deliverable and 
compliant with Para. 14 of the 
NPPF. 

328 – Job 
Stabilisation 

• Addresses the projected 
decline in jobs but does not 

• Would require several main 
modifications to the Local Plan. 
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scenario provide for growth – 0 jobs 
growth 

• Meets demographic needs 

• Provides more flexibility in 
terms of housing land supply 
if the remaining housing 
allocations are retained 

This is likely include the removal 
of sites from the Local Plan 
which may result in delays and 
further challenge 

• Results in a decline of the 
working age population of 1108 

• Provides less affordable housing 
on sites that the Council has 
concluded can be delivered 
without conflicting with Para. 14 
of the NPPF 

• Does not support economic 
growth 

313 – Oxford 
Economics 
scenario 

• Meets demographic needs 

• Provides more flexibility in 
terms of housing land supply 
if the remaining housing 
allocations are retained 

• Would require several main 
modifications to the Local Plan. 
This is very likely include the 
removal of sites from the Local 
Plan which may result in delays 
and further challenge 

• Results in a decline of jobs of 
309 

• Results in a decline of the 
working age population of -1566 

• Provides less affordable housing 
on sites that the Council has 
concluded can be delivered 
without conflicting with Para. 14 
of the NPPF 

• Option of 310 discounted by the 
SA and EIA – “fails adequately to 
support the needs of older and 
disabled people and those living 
in disadvantaged areas by failing 
to address the shortage of 
housing overall… Risks 
deterioration of rural 
communities.” 

315 – 
Baseline + 
partial catch 
up scenario 

• Meets demographic needs 

• Provides more flexibility in 
terms of housing land supply 
if the remaining housing 
allocations are retained 

• Would require several main 
modifications to the Local Plan. 
This is very likely include the 
removal of sites from the Local 
Plan which may result in delays 
and further challenge 

• Results in a decline in jobs of 
581 

• Results in a decline in the 
working age population of 4897 

• Provides less affordable housing 
on sites that the Council has 
concluded can be delivered 
without conflicting with Para. 14 
of the NPPF 

• Option of 310 discounted by the 
SA and EIA – “fails adequately to 
support the needs of older and 
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disabled people and those living 
in disadvantaged areas by failing 
to address the shortage of 
housing overall… Risks 
deterioration of rural 
communities.” 

 
 

7.55 In conclusion, it is recommended that the top of the identified range 
(350) is taken forward as the Local Plan housing requirement for the 
following reasons: 

 
• Once Paragraph 14 of the NPPF and the modifications to the 

Woodhead Road and Tongue Lane allocations are taken into 
account, 350 is the maximum average annual rate of 
development. In other words, the adverse impacts of developing 
above this rate would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in the NPPF as 
a whole, or when specific NPPF policies indicate that 
development should be restricted. The inclusion of the additional 
“omission” sites put before the Inspector by objectors to the Local 
Plan have previously been discounted by the Council due to their 
unsuitability. Reasons include; inappropriate development in the 
Green Belt, significant harm to landscape or setting of the 
National Park and likely significant effects on the integrity of 
European designated sites.  

 

• Of the remaining deliverable options, it provides for the most 
affordable homes and is therefore more closely aligned with 
national policy to “boost significantly” the supply of housing and 
meet objectively assessed need and the Council’s Growth Plan 

 

• Of the remaining deliverable options, it most effectively 
addresses the projected decline in the working age population in 
High Peak. This would result in a projected growth in jobs of 469 
by the year 2031. Again, this more closely aligns with national 
policy to support economic growth and the Council’s Growth Plan 

 

• It closely relates to the Submitted Local Plan which seeks to 
accommodate 360 homes per year. As such, fewer modifications 
to the Local Plan would be necessary. If significant changes to 
the plan are proposed it this stage, it may open the plan to further 
challenges and delays. If the Council were to reduce the housing 
requirement to the extent that housing allocations were to be 
removed from the Local Plan, further evidence would need to be 
gathered to justify the exclusion of particular sites. This may be 
difficult to achieve as it would contradict the Council’s existing 
evidence that the proposed allocations are viable and compliant 
with the NPPF. 
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• The option is supported by the Sustainability Appraisal and 
Equalities Impact Assessment  

 
 
Recommended main modifications to the Local Plan 

 
7.56 It is recommended that main modifications to the Local Plan (Submission 

Version) are proposed to reflect the matters above. The Appendix to this 
report outlines the main modifications that are considered necessary to 
address them. In summary, they are: 

 

• Modify Policy S3 (Strategic Housing Development) and 
supporting text to reflect a revised Local Plan housing 
requirement of 350 

• Modify Policy H3 (Housing Allocations) to remove the Woodhead 
Road allocation and updated planning permission figures  

 
7.57 In addition, it is proposed to remove the reference in Policy S3 to the 

proposed contribution of 500 homes in the emerging Cheshire East 
Local Plan towards meeting housing requirements in High Peak. The 
Council approached Cheshire East Council and other neighbouring 
authorities with a request to assist in meeting some of the unmet 
housing need arising in High Peak. The request was made in the 
context of a housing need SHMA of 420 to 470 and a maximum delivery 
rate of 360. As the range has now decreased to 310 to 350, the Council 
is now in a better position to be able to demonstrate that it can meet its 
housing needs without the assistance of Cheshire East Council or 
others.  

 
7.58 Furthermore, Cheshire East Council has also been required to re-

consider its housing requirement and provision as part of their ongoing 
Local Plan examination. This work has concluded that Cheshire East 
should plan for a further 9000 homes over and above the level 
envisaged at the time it was agreed that Cheshire East could 
accommodate 500 extra homes on behalf of High Peak. Consequently, 
it will be more difficult for Cheshire East to assist.  

 
7.59 With this in mind, it is recommended that a further main modification to 

Policy S3 is proposed to remove the reference to the Cheshire East 
Local Plan accommodating 500 homes on behalf of High Peak.  

 
 

Next steps 

7.60 Should the Council agree to the above modifications for consultation 
purposes, a period of consultation will follow as recommended by the 
Local Plan Inspector. The consultation would take place over four weeks 
commencing on 18th June and closing on 16th July. As the consultation is 
considered by the Inspector as part of the ongoing Local Plan 
examination, responses will only be considered from individuals and 



 6.23

organisations who submitted formal representations to the Local Plan 
upon its publication in 2014. The consultation would seek views on: 

• The findings of the updated Housing Needs Study and the 
Woodhead Road Heritage and Landscape Appraisal 

• The Council’s interpretation of the implications of the Satnam 
Millennium Ltd and Warrington Borough Council High Court 
judgement for assessing housing requirements as set out in this 
report 

• The proposed main modifications to the Local Plan regarding 
housing requirements and the Woodhead Road housing allocation 

7.61 Upon the completion of the consultation, all responses will be submitted 
to the Local Plan Inspector who will consider them alongside existing 
representations and discussion at the examinations hearings held in 
January and February.  

7.62 Depending on the nature of the modifications and the responses to them, 
the Inspector has indicated that he may hold a further examination 
hearing to allow him to explore the matters further with examination 
participants. Given the scope of changes now proposed, it is considered 
that a further hearing is likely. This could take place during late summer 
or early autumn. 

7.63 Following the hearing, the Inspector would then issue his report 
regarding the legal compliance and soundness of the Local Plan. This is 
likely to include an indication of which main modifications to the Local 
Plan may be necessary to make the plan found. At this point, a six week 
period of public consultation on modifications would be undertaken by the 
Council. This consultation would be open to all, irrespective of whether 
they had submitted representations previously.  

7.64 Following the adoption of the Local Plan, it will be necessary to keep it 
under review. The proposed revised Local Plan housing requirement of 
350 homes per year takes account of the latest 2012-based household 
projections published by the Department of Communities and Local 
Government in February 2015. The household projections are generally 
updated every two years to take account of new information. The 
National Planning Practice Guidance states that the household 
projections should provide the starting point for establishing overall 
housing needs with adjustments made when appropriate. The guidance 
goes on to state that:  

 
"Wherever possible, local needs assessments should be informed by the 
latest available information. The National Planning Policy Framework is 
clear that Local Plans should be kept up-to-date. A meaningful change in 
the housing situation should be considered in this context, but this does 
not automatically mean that housing assessments are rendered outdated 
every time new projections are issued" 
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7.65 Accordingly, it will be appropriate to consider whether any new 
household projections issued in the future are likely to result in a 
meaningful change to the objectively assessed need for housing. If so, 
the relevant elements of the Local Plan will be reviewed. 

 

Dai Larner  
Executive Director - Place 

 
 
Web Links and 
Background Papers 

Location Contact details 

Local Plan examination library: 
http://highpeak-
consult.limehouse.co.uk/portal/high
_peak/exam_library 
 
National Planning Policy 
Framework and Practice Guidance 
http://planningguidance.planningpor
tal.gov.uk/ 

Glossop  
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Appendix  

Ref. Local 

Plan 

page 

No. 

Policy/ 

para. 

Main modification 

 Page 

34 

Para 

4.48- 

4.67 

Strategic Housing Development 

4.48 The 2014 Strategic Housing Market Assessment (SHMA) 

considered a range of alternative scenarios for establishing the 

Borough's objectively assessed need (OAN) and has 

recommended an OAN range of between 420 and 470. The 2015 

High Peak Housing Needs Study 2012-based SNHP Update was 

prepared to take account of the 2012-based household 

projections and recommended a new range of 310-350 new 

dwellings per year over the plan period.  This is equivalent to 

8,400 to 9,400 6200 to 7000 dwellings over the plan 

period. Taking into account the need for affordable housing and 

the aim of promoting economic growth within the Plan area the 
housing requirement is 350 dwellings per year. 

4.49 The implication of pursuing a housing requirement in this 

range must be considered in the context of the wider HMA and 

the prospects of delivering this scale of housing on sites within 

the plan area.  This is particularly the case for High Peak given 

the significant policy and environmental constraints which restrict 

the scope for development across much of the Borough and the 

strategic highway constraints which impact on capacity for 
growth. 

4.50 The Strategic Housing Land Availability Assessment (SHLAA) 

published in June 2009 and updated in 2014 has provided 

evidence about the extent to which potential exists across the 

plan area to accommodate the growth required by the SHMA. It 

indicates differing degrees of potential to accommodate growth 

across the different settlements of the plan area without making 

any policy decisions or providing any indication of a willingness 

on the part of the Local Planning Authorities to grant planning 
permission. 

4.51 The SHLAA indicates that whilst there is potential within and 

on the edge of the main settlements in the Local Plan area to 

accommodate growth much of this is within the green belt or on 

sites which are unlikely to be deliverable within the plan period.  

This document has been updated following the previous 

consultations to include additional areas of land.  The Landscape 

Impact Assessment found that some of the potential housing 

sites would have a significant landscape impact whilst much of 

the plan area around the Market Towns and Larger Villages is 

constrained in terms of development options due to its landscape 

character.  The Landscape Impact Assessment also does not 

consider that there is any significant scope for green belt 

boundary changes to accommodate more development.  The Plan 

and Site Viability Study has also identified issues over access to 

serve several major housing sites in Buxton may undermine 
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delivery in later plan phases. 

4.52 The Local Plan housing target has been informed by the 

evidence of capacity from these various studies  Information has 

been gathered on capacity, constraints and opportunities and it is 

considered that the objectively assessed housing need range is 

not deliverable.  There are very significant constraints on the 

capacity of the plan area to physically accommodate the amount 

of development required by the SHMA and this is particularly so 

in terms of environmental considerations with limited scope to 

amend green belt boundaries. The significant environmental 

constraints to development in High Peak are the Peak District 

National Park and any impacts on the National Park and its 

setting from the development of land outside it; the Green Belt 

taking account of potential areas which could be removed (see 

para. 4.53); designated areas of wildlife interest including 

European sites of wildlife protection; areas which are subject to 

significant development constraints (such as Flood Zone 3 

areas); and areas identified in the Landscape Impact Assessment 

as being of significant landscape value. With a limited legacy of 

derelict or vacant sites, these natural boundaries define and limit 

the outward expansion of the key settlements. The Borough also 

has major infrastructure constraints which cannot be overcome 

during the plan period and which limit the extent of further 

growth, particularly the main road connections between High 
Peak and Greater Manchester along the A6, A57 and A628. 

4.53 Using this evidence the Council has explored and assessed 

all available suitable sites within the plan area and has made 

provision within the Local Plan for the maximum number of sites 

which it considers can be accommodated. This evidence has been 

used to establish a an alternative housing target that there is 

sufficient land for of 360 350 dwellings per annum, which can be 

delivered and reflects the identified infrastructure and 

environmental constraints.  A Sustainability Appraisal Addendum 

(SA) has also been undertaken of reasonable alternatives from 

the SHMA for a housing target and the findings of this SA have 

helped to inform the selection of 360pa 350 as the preferred 

option.  The SA has assessed the anticipated consequences, in 

social, economic and environmental terms, of alternative levels of 

housing provision and concludes that alternatives above 360 350 

dwellings per annum would have more significant consequences 
for the Borough and adjoining areas.  

4.54 A target of 360 350 dwellings per annum would generate a 

need for 7,200 7000 new dwellings over the plan period.  Table 2 

below shows the net requirement to be identified in the plan on 

new sites after taking account of past completions, current 

commitments, shortfall since 2006 and the Peak District National 

Park contribution. 

Table 2 Net housing Requirement 
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Housing Target (2011 - 2031) 
7,200 7000 

dwellings 

Completions (2011 - 2013) 
- 309 -445 

dwellings 

Commitments (as at March 2014)Comprises of 

sites with planning permission, under construction 

and other deliverable sites 

- 2,022 -

2976 

dwellings 

Peak District National Park contribution (2011 - 

2031) 

- 110 

dwellings 

Shortfall in housing provision since 2006 
+ 80 

dwellings 

Net housing requirement 

4, 839 

3549 

dwellings 

4.55 The housing target of 360 350 dwellings per annum exceeds 

the past average rate of housing delivery and therefore is 

boosting housing growth in accordance with the NPPF and will 

help meet the considerable unmet affordable housing need of the 

Borough.  It will also meet the economic growth forecasts 

evidenced in the Employment Land Review Update and create 
additional jobs. 

4.56 However, the fact that the Local Plan's housing target does 

not match the objectively assessed full housing requirement 

means that there is a The NPPF requires a ‘duty to cooperate’ 

with the Borough’s neighbouring local authorities. High Peak’s 

strategic housing market and travel to work area extends 

primarily westwards incorporating Cheshire East, Tameside and 

Stockport and, to a lesser extent, eastwards incorporating parts 

of Derbyshire Dales and Sheffield. Many of these areas also face 

similar challenges in meeting housing requirements. In 

accordance with government guidance, the Council has been 

engaging constructively, actively and on an ongoing basis with 

these neighbouring authorities with regard to addressing any 

shortfall to ensure the full objectively assessed needs of High 

Peak can be met (see para. 4.75 below for further information). 

4.57 The NPPF only requires that key sites which are critical to 

the delivery of the plan be identified. Small sites however are 

important to the housing supply in High Peak, particularly within 

the built-up areas.  Monitoring of planning permissions indicates 

that there has been a constant supply of small, unidentified sites 

coming forward across all settlements in the Plan area and 

evidence from the SHLAA shows that they will continue to make 

an important contribution to the overall level of housing supply 

over the remainder of the plan period. An allowance is therefore 

made within the overall housing target for unidentified small sites 

within the built up areas of the towns and villages of High Peak. 

These are typically sites of less than 20 dwellings. 

4.58 In the Parish of Chapel-en-le-Frith, a Neighbourhood Plan is 
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Development Plan identifies sites for housing and employment 

development and addresses other issues including countryside, 

infrastructure and transport.  As a result, this plan does not 

include allocations on sites in Chapel-en-le-Frith Parish but it 

does set a target for housing provision which the Neighbourhood 

Plan is required to meet.  It also makes an allowance for a 

contribution from small unidentified sites across the Parish 
towards the housing supply. 

4.59 The Local Plan does not phase the rate of housing 

development over the plan period, to reflect the policy in the 

NPPF to boost significantly the supply of housing. However, the 

distribution of development between the towns and the rural 

areas will be managed to ensure that the strategy and 

development approach is not undermined.  The Housing 

Trajectory (appendix 2) indicates how the Council expects future 

provision to come forward. The purpose of the Housing Trajectory 

is to highlight the robustness and soundness of the overall 

housing strategy in the Core Strategy and how it is likely to 

perform in relation to the housing requirements. However, many 

of the factors influencing the delivery of housing are beyond the 

control of the local planning authority or the development 

industry. The role of monitoring through the Annual Monitoring 

Report will be important in assessing the actual performance in 

terms of delivery of this and other parts of the development 

strategy and highlighting ‘trigger points’ for measures to adjust 

the delivery of housing. 

Distribution of Housing 

4.60 The distribution of housing between the sub-areas is based 

on the strategy of growth spread between all market towns and 

larger villages, taking account of infrastructure constraint in 

Glossop and Buxton and meeting household projections in the 

Central area.  A number of alternative distribution options have 

been considered, assessed and consulted during the early stages 

of preparation of the Local Plan.  This informed the proportion of 

the plan area's housing for each sub-area. A range is given for 

each sub-area in order to provide flexibility in the delivery of 
housing over the plan area.  

Neighbourhood Plans 

4.61 Neighbourhood Plans are required to be in conformity with 

the Local Plan and will be expected to make a contribution 

towards meeting the needs of High Peak. Currently a 

Neighbourhood Plan is being prepared for Chapel Parish in the 

Central Area.  The Consultation version of the Chapel 

Neighbourhood Plan allocates land for 42 new homes (policy 

H1).  In addition there were commitments on a further 813 926 

dwellings as at February 2013 December 2014.  It is proposed 

therefore to set a requirement for the Chapel Neighbourhood Plan 

to deliver 850 dwellings over the plan period (2011 - 2031). This 

is a minimum requirement which allows for further growth to help 
meet the needs of the Borough. 
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4.62 The Consultation version of the Chapel Neighbourhood Plan 

also allows for permission to be granted on smaller unidentified 

infill and redevelopment sites within the Parish (outside the 

National Park).  An allowance is therefore included in the Local 

Plan for a contribution from such smaller sites over the reminder 
of the plan period. 

4.63 Whaley Bridge Town Council are also at the early stages of 

preparing a Neighbourhood Plan which will cover the whole of the 

parish including Furness Vale but have not published any 

proposals.  The Local Plan therefore continues to make provision 
for allocations in the Whaley Bridge and Furness Vale area. 

Cross-boundary Housing Provision 

4.64 Through the Duty to Cooperate, the authority is exploring 

with neighbouring authorities which fall within the same Housing 

Market Area the extent to which such authorities could assist in 

meeting the full objectively assessed housing need of High Peak. 

The outcome of those discussions is that Cheshire East is in a 

position to be able make some provision to assist in meeting the 
needs of High Peak during the plan period.  

4.65 The authority has strong migration and commuting linkages 

with High Peak and a desire to mitigate the impact of housing in 

High Peak on their areas and the Peak District National Park.  

East Cheshire Council also recognises that previous housing 

restraint policies have probably directed some residential 

development to High Peak. Associated with this are transport 

movements in the A6 corridor, which are causing severe traffic 

congestion that is likely to be further exacerbated by additional 
development in High Peak. 

4.66In view of these synergies between High Peak and Cheshire 

East, it is considered appropriate to provide for part of High 

Peak’s housing requirement to be met in Cheshire East.  The 

Cheshire East Local Plan Strategy which has recently been 

approved for publication and submission does therefore make 

provision in policy PG1 for up to 500 homes to assist in meeting 

the housing needs of High Peak during 2020 - 2030. 

4.67 A Memorandum of Understanding with Cheshire East Council 

will set out the number of dwellings to be delivered within their 
respective boundaries and the phasing for their delivery. 
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S3 Policy S3 

Strategic Housing Development 

Housing Land Supply and Distribution 

Provision will be made for at least 7,200 7,000 dwellings over the 

period 2011-2031 at an overall average annual development rate 
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of 360 350 dwellings. 

In order to meet this requirement sufficient land will be identified 

to accommodate up to 4,839  3,549 additional dwellings on new 

sites. This will be distributed across the Borough broadly as 

follows: 

Sub-Area % of Borough 

Total 

No. of Dwellings on new 

sites 

Glossopdale 27-35% 1,307 -1,694  958 - 1,242 

Central 30-33% 1,452 - 1,597 1,065 – 1,171 

Buxton 32-43% 1,548 - 2,081 1,136 – 1,526 

This will be met from large sites allocated in policy H3 and in the 

Chapel-en-le-Frith Neighbourhood Plan and from small sites 
which accord with policy H1 as follows: 

How the Requirement will be met on new sites 

Sub-area Number of Dwellings on 

new sites 

Glossopdale   

- Glossop Small Sites 250 

- Villages Small Sites 150 

- Allocations 907 - 1,294          558 - 842 

TOTAL TARGET PROVISION 1,307 -1,694  958 - 1,242 

    

Central Area   

- Chapel Neighbourhood Plan 

Small Sites 

 100 

- New Mills Small Sites 100 

- Whaley Bridge Small Sites 100 

- Villages Small Sites 100 

- Allocations (excluding Chapel 

Parish) 

1,052 – 1,197      623 – 729 

TOTAL TARGET PROVISION 1,452 1,5971,065 – 1,171 

    

Buxton   

- Buxton Small Sites 300 

- Villages Small Sites 100 

- Allocations 1,148 - 1,681    736 – 1,126 

TOTAL TARGET PROVISION 1,548 2,0811,136 – 1,526 

The release of land/sites for new housing will be managed so that 



 6.31

it delivers the broad amount and distribution of housing as set 

out above. The adequacy of housing delivery (in terms of a five 

year supply of housing and in meeting planned housing delivery 

targets over the full plan period) will be assessed regularly in 

accordance with a Housing Implementation Strategy and through 

annual reviews of the Strategic Housing Land Availability 

Assessment. Progress will be reported through the council’s 
Authority Monitoring Report. 

Neighbourhood Plans 

In order to assist in meeting the full objectively assessed housing 

need of the plan area Neighbourhood Plans should maximise 

opportunities for housing growth in sustainable locations and, 

where appropriate, make allocations in their plan. 

For the Chapel Neighbourhood Plan a minimum of 850 dwellings 

should be delivered over the plan period in addition to the small 

sites allowance but this may be exceeded to help meet the needs 
of the Borough. 

Cross-boundary Housing Provision 

In addition to the above provision, the Council is working with 

adjoining authorities to provide sufficient housing during the plan 

period to assist in meeting the full objectively assessed housing 
need of High Peak.  

In Cheshire East provision will be made for up to 500 dwellings 

during the period 2020 to 2030 at an average of 50 dwellings 

each year. 

The mechanisms for delivery of any housing within those 

authorities to meet some of the needs of High Peak will be set 

out in a joint Memorandum of Understanding to be agreed 
between High Peak and Cheshire East Council. 
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H3 Housing Allocations 

Policy H3 

Housing Allocations 

The following sites will be allocated for housing or mixed use 

development. The Council will work with developers and the local 

community to bring forward sustainable developments in 

accordance with the other policies in the Local Plan. 

Glossopdale 

Location 
No of 

dwellings 
Phase 
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Paradise Street Hadfield (G2) 28  M 

Roughfields  Hadfield (G3) 102 M 

North Road (G6)  150 0 E 

Land off Woodhead Rd (G8, G9, 

G10, G11[Policy DS 6] 
121 E 

Bute Street ( G12) 30 M 

Hawkshead Mill Old Glossop (G13) 31 E 

Woods Mill High St East* (G16) 

[Policy DS1] 
104  M 

Dinting Road/Dinting Lane (G19) 64  E 

Dinting Lane (G20) [Policy DS2] 50 M 

Former railway museum (G23) 

[Policy DS2] 
89 L 

Land off Melandra Castle Road 

(G25) 
35 M 

Land adj to Gamesley Sidings 

(G26) 
38 M 

Charlestown Works Glossop* 

(G31) [Policy DS3] 
100 0 E 

Adderley Place (G32) [Policy DS4] 130 M 

TOTAL PROVISION ON 

ALLOCATED SITES 
1072 701  

Central 

Location 
No of 

dwellings 
Phase 

Derby Road New Mills (C3) 

[Policy DS7] 
107 M 

Ollersett Lane/Pingot 

Road/Laneside Road New Mills 

(C5, C6 ,C17,C18) [Policy DS8] 

239 M/L 

Woodside Street New Mills (C7) 25 E 

South of Macclesfield Road (C9) 83 E 

Buxton Road Chinley (C13) 13 E 

Britannia Mill* (C15) [Policy 

DS9] 
50 E 

Furness Vale A6 (C16) 39 E 

Furness Vale Business Park* 

(C19) [Policy DS11] 
26 L 

New Mills, Newtown* (C20) 

[Policy DS13] 
15 M 

Birch Vale Industrial Estate* 100 M 
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(C21)[ Policy DS14] 

TOTAL PROVISION ON 

ALLOCATED SITES 
744 697   

Buxton 

Location 
No of 

dwellings 
Phase 

Batham Gate Road Peak Dale (B1) 25 E 

Land at Hogshaw  Buxton ( B3, 

B4) [Policy DS15] 
124 L 

Hardwick Square South Buxton 

(B6) 
30 E 

Market Street Depot Buxton (B7) 24 E 

West of Tongue Lane Fairfield 

Buxton (B8) [Policy DS16] 
215 139 L 

Land off Dukes Drive Buxton (B10) 

[Policy DS17] 
338 M 

Foxlow Farm, Ashbourne Road, 

Buxton ( B20, B21,B22) [Policy 

DS18] 

 440 0 E/M 

Harpur Hill College campus (B27) 105 E 

Station Road, Buxton (B31) [Policy 

DS20] 
30 M 

TOTAL PROVISION ON 

ALLOCATED SITES 
1331 815   

Sites marked * are industrial legacy sites identified in policy E5 

for redevelopment including housing 

Sites with [Policy DS] refer to Strategic Development Sites 

policies 

 


