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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. 

 

 Page 

38-40 

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 
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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 

 


