May 2022

HIGH PEAK LOCAL PLAN REVIEW
PAS LOCAL PLAN ROUTE MAPPER TOOLKIT PART 2: LOCAL PLAN FORM & CONTENT CHECKLIST
The following table sets out a checklist of the key requirements for the content and form of local plans as set out in the National Planning
Policy Framework (NPPF).
This part of the toolkit deals only with the local plan content requirements specified in the NPPF. Toolkit Part 1 provides more detail on
carrying out a review of the need to update policies within your plan.

Key:
New plan-making requirement of the NPPF 2019 and/or NPPF 2021 not contained within the previous 2012 version
Revised plan-making requirement of the NPPF, containing some changes from the 2012 version
Requirement of the NPPF which has not changed from the 2012 version in relation to plan-making
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A. NPPF Requirement

B. NPPF
Paragraph
Reference

C. Record your assessment results

General Requirements

1.

Include any relevant material that is set out in a government NPPF Para
policy statement(s) for the area for example a national policy 5, 6
statement(s) for major infrastructure and written ministerial
statements.

N/A for High Peak.

Contribute to the achievement of sustainable development
and the UN Sustainable Development Goals.

Results: - Broadly in line with NPPF – retain policy with amendments

NPPF Para
7, 8, 9, 16

Policy S1 (Sustainable Development Principles) sets the broad
principles for sustainable development that frame the more specific
policies in the Local Plan. It covers a wide range of matters to support
sustainable communities and tackle climate change including making
effective use of land, landscape character, the natural and historic
environment, transport, energy efficiency, renewable energy, flood
risk.
2.

Monitoring data indicates that the plan is supporting sustainable
development as envisaged by Policy S1.
However, some national policy requirements have evolved since Policy
S1 was prepared. These include a stronger emphasis on setting
minimum density standards and good design.
Policy S1 is still broadly in line with the NPPF. However, reconsideration of the policy as part of an update to the Local Plan
would enable it to be refined and to reflect other potential
amendments to policy and new priorities in the Corporate plan e.g.
tacking climate change and supporting town centres. The UN
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A. NPPF Requirement

B. NPPF
Paragraph
Reference

C. Record your assessment results

sustainable development goals have been agreed since the Local Plan
was adopted so these will also require incorporation into an updated
policy.
Apply the presumption in favour of sustainable development. NPPF Para
11

Results: - NPPG confirms that policy is not required – delete policy
Policy S1a (Presumption in Favour of Sustainable Development)
repeats the requirements set out in the 2012 NPPF.
Para 11 of the 2021 NPPF states that Local Plans should reflect the
presumption in favour of sustainable development. However, the
NPPG confirms that there is no need for a plan to directly replicate the
wording in paragraph 11 in a policy1.

3.

The presumption in favour of sustainable development will apply
irrespective of Local Plan policy.
Provide a positive vision for the future; a framework for
addressing housing needs and other economic, social and
environmental priorities.
4.

1

NPPF Para
15

Results: - In line with NPPF
The plan sets out a positive spatial vision for the Borough to 2031. It
provides a framework for:
 maintaining the traditional Peak District character of the
market towns and villages;
 complementing but not competing with Greater Manchester
and Sheffield with out-commuting reflecting a sustainable
balance of living and working;

NPPG, Paragraph: 036 Reference ID: 61-036-20190723
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B. NPPF
Paragraph
Reference

C. Record your assessment results











Plans should be:
Aspirational and deliverable
Contain clear and unambiguous policies
Accessible through the use of digital tools
Serve a clear purpose avoiding duplication

5.

NPPF Para
16

enhancing prosperity through the growth of job opportunities;
strengthening the local economy and facilities in market towns
and larger villages;
promoting the sustainability of the villages and countryside;
protecting and enhancing the landscape;
enhancing and expanding multifunctional green infrastructure;
maximising the use of previously developed land;
growing the tourist economy;
promoting healthy and sustainable communities;
improving transport facilities in Glossopdale and
mitigating and responding to climate change.

Results: - Not in line with NPPF – revise
The plan is aspirational but the Council can no longer demonstrate a
five year supply of housing. Therefore, it cannot be deemed
deliverable at present. The policies are generally clear but feedback
from internal colleagues has identified areas which would benefit from
fine tuning of the wording for clarity: Policy EQ1, address the
interrelationship between strategic policies to protect character of
countryside reflected in policies EQ2, EQ3 and the LP inspectors bolt
on to policy H1, Policy EQ3, Policy H1 and Policy H4. The plan is
accessible on the Council’s website as a PDF with the policies map on
Aurora, an interactive map. All plan policies serve a clear purpose,
though Policy S1a, ‘presumption in favour of sustainable development’
repeats wording in the NPPF and could be deleted if the plan were to
be reviewed.

4

May 2022

A. NPPF Requirement

B. NPPF
Paragraph
Reference

C. Record your assessment results

NPPF Para
17, 20

Results: - Broadly in line with NPPF – retain policies with potential
amendments

Plan Content
Include strategic policies to address priorities for the
development and use of land. They should set out an overall
strategy for the pattern, scale and design quality of places.

Policy S2 (Settlement Hierarchy) defines each settlement in the
Borough as towns, larger villages, smaller villages with other places
falling within the other rural areas based on the size and sustainability
of the settlement to support growth, the policy also defines town and
local centres for retail planning purposes.
The new NPPF provides multiple references to support the use of
settlement hierarchies:

6.

NPPF Para 69 – Refers to housing sites within existing settlements
NPPF Para 72 – Refers to entry-level exception sites, suitable for first
time buyers (or rent) unless the need for such homes is already being
met within LPA. These sites should be on land which is not already
allocated for housing and adjacent to existing settlements & offer one
or more type of affordable housing.
NPPF Para 73 – Refers to larger scale development – adjacent to
existing villages and towns
NPPF Para 79 – Rural housing
NPPF Para 86 – requires Local Plans to define a network and hierarchy
of town centres as per Policy S2.
Monitoring data indicates that Policy S2 is successful in focussing
growth in the settlements in line with the spatial strategy.
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A. NPPF Requirement

B. NPPF
Paragraph
Reference

C. Record your assessment results

The settlement hierarchy is considered to support sustainable
development. However, the policy should form part of the review to
enable full consideration of potential development opportunities in
the context of updated assessments of development needs and land
availability and corporate priorities to tackle climate change, support
town centres and reflect the implications of nutrient neutrality. Covid19 may also lead to new patterns of development in the future.
Clarification of terms such as “moderate” and “limited” would be
beneficial to help interpretation at the application stage.
Policy S3 (Strategic Housing Development) is covered in Part 10 of this
document.
Policy S5 (Glossopdale Sub-Area Strategy) sets out the strategy for the
Glossopdale sub-area in terms of seeking to promote the sustainable
growth of the area whilst promoting and maintaining the distinct
identity of its settlements, providing an increasing range of
employment opportunities, promoting the growth of a sustainable
tourist economy and meeting the housing needs of the local
community.
Consistent with NPPF although need to update particular policy areas
to reflect changing local circumstances, such as:
 The policy does refer to delivery of the Glossop Design and
Place-making Strategy, though the design topic will be
carefully considered in light of new NPPF policy around the
National Model Design Guide and Design Codes.
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B. NPPF
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C. Record your assessment results

 Consider making ref to Growth Strategy
 Update with the latest on the A57 link road (Mottram Bypass)
(consider feeding in issues arising from Glossop Gateway
Masterplan work on A57 corridor in particular GI, cycle
networks, business growth opportunities.)
 Recent Air Quality Management Area designation in Glossop
and Hadfield.
 Feasibility work has been undertaken for the potential new
railway station at Gamesley and improvements on the
Glossop/Hadfield line.
 Latest position in relation to school capacity
 Wording in relation to any sites which have since been
developed (Woods Mill, Charlestown Works)
 School capacity and specific sites included within the policy
may have changed. Reflect Glossopdale School Extension
 Assess recommendations from Retail, Leisure and Town
Centre Study for incorporation into policy e.g. ensure that
policies have sufficient flexibility in their wording to
accommodate a wider variety of commercial, leisure and
residential uses in town centres to reflect changing trends.
 Part 2 of the policy – link back to Policy S2 to explain scale of
housing.
Policy S6 (Central Sub-Area Strategy) details the strategy for the
Central Sub area to promote the sustainable growth of the area in line
with the settlement hierarchy and to protect the character of area. Has
4 key themes;
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Promoting and maintaining the identity of the towns includes New
Mills green wedge, Peak Forest tramway and GI & industrial legacy
sites
Meeting housing needs, refers to mixed development at Britannia
Mill
Encouraging local employment growth refers to supporting higher
technology business and mixed use on the industrial legacy sites,
tourism opportunities with the Buxworth Canal Basin, Peak Forest
Canal and the Peak Forest Tramway
Supporting enhancements to community services and
infrastructure and connectivity. Three sites safeguarded for
education, support for A1 convenience store in New Mills,
transport improvement s from A6 Corridor Study- additional
station parking at New Mills Newtown, Chinley & Chapel, new
station at Chapel on “Great Rocks” line and improved pedestrian
and cycle access to/from train stations

Seems generally consistent with NPPF, is specific to the Central sub
area. Need to update particular policy areas to reflect changing
circumstances such as:


•
•
•

The policy makes no reference to design quality in the subarea - the design topic needs to be carefully considered in
light of new NPPF policy around the National Model Design
Guide and Design Codes.
The Growth Strategy needs reflecting in the policy.
Aspirations for A6 Growth Corridor
Focus on manufacturing, bio-pharma, aggregates &
logistics

8

May 2022

A. NPPF Requirement

B. NPPF
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•
•
•

Latest status of sites e.g. Sites Britannia Mill & Furness
Vale sites + canal basin
Heritage led regeneration Whaley Bridge Canal Basin (Goyt
Bridge) & Torr Vale Mill
Also need to consider nutrient neutrality advice and the
River Wye in conjunction with Natural England. The
catchment covers part of Doves Holes in the Central Area.

Town Centres
•
The Central Area has smaller centres and need to have a
clear role as important for providing retail, leisure
community & business clusters for local residents
•
Need to consider potential alternative uses where it adds
to vitality & footfall to centres through conversions of
existing buildings for shared use, leisure, workspace or
community uses.
•
Consider uses on edge of retail areas potential to support
residential or other uses where no longer retail demand.
•
Town centre enhancements improved pedestrian & cycle
connectivity in town centres (Growth Strategy)
•
Revise reference to the need for A1 convenience store in
New Mills as this is not a recommendation in new Town
Centres, Retail and Leisure Study.
Transport Issues
•
Connectivity canal network link & cycle path to
Manchester Velodrome. Peak Forest tramway- Dove Holes
to Chapel (Growth Strategy)
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B. NPPF
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C. Record your assessment results

•
•

•

Car parking provision at New Mills Newtown Station &
Chapel Station (Growth Strategy)
South Manchester Rail Study 2019 supports station at
Chapel reopening passenger train line, improved services
Manchester- Buxton line (at least to New Mills) &
Manchester–Sheffield line with potential for new line
linking Hazel Grove to New Mills Hope Valley Fast Services
Outcomes from emerging A6 Corridor Study update

Education
•
School capacity and specific sites allocated for education in
the policy may have changed.
Need to reference Green Infrastructure
Neighbourhood Plans
•
Chapel (made)
•
Whaley Bridge (in preparation)
Policy S7 (Buxton Sub-Area Strategy) sets out the strategy for the
Buxton area in terms of protecting and enhancing its unique character,
providing for the housing needs of the community, encouraging local
employment opportunities and supporting its role as a service centre.
Seems consistent with NPPF although need to update particular policy
areas such as:

The policy does refer to implementing the Buxton Design
and Place making Strategy, though the design topic will be
carefully considered in light of new NPPF policy around the
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•

•
•
•

Update:
•
•
•
•
•
•
•

Outline which policies are ‘strategic’ policies
7.

NPPF Para
21

National Model Design Guide and Design Codes.
Refer to Water in Buxton SPD (to address 2 issues:
phosphates in the River Wye & protection of supply of
mineral water). The mineral water catchment zone is
outdated. There are new Core and Extended Protection
Areas which are referred to in the SPD. (More recent work
on the Crescent identified these new areas).
Also need to consider nutrient neutrality advice and the
River Wye in conjunction with Natural England.
Future High Street Fund & High Streets Heritage Action
Zone Fund.
Focus on health and well-being and completion of The
Crescent.

The Crescent position
Design
Water quality and supply
Local Centre Harpur Hill
Fairfield Link road / roundabout
Improvements to school capacity?
Incorporate relevant outcomes from the forthcoming
update of the A6 Corridor Study (due for completion in
November 2022)

Results: - In line with NPPF
The chapter headings and policy prefixes clearly state which policies
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B. NPPF
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C. Record your assessment results

are strategic (S1 – S7).

8.

9.

Strategic policies should look ahead over a minimum 15-year
period from adoption. Where larger scale developments are
proposed that form part of the strategy for the area, policies
should be set within a vision which looks further ahead (at
least 30 years).

Indicate broad locations for development on a key diagram,
and land use designations and allocations on a policies map.

Results: - In line with NPPF – Retain with amendments

NPPF Para
23

Results: - In line with NPPF - Retain.

The plan period runs to 2031 and the plan was adopted in 2016 so the
strategic policies look ahead for a 15-year period from adoption.
Larger scale developments n/a in this plan.
However, a plan update triggered by new development requirements
would mean that other strategic policies would may to be revised to
ensure that they look ahead 15 years.

A key diagram is included on page 19. Policies maps accompany the
Local Plan.
Strategic policies should provide a clear strategy for bringing
sufficient land forward, and at a sufficient rate, to address
objectively assessed needs over the plan period.

10.

NPPF Para
22, having
regard to
the
transitional
provisions
at NPPF
para 221

NPPF Para
23

Results: - Not in line with NPPF – revise
Policy S3 (Strategic Housing Development) sets the overall housing
requirement for the Local Plan and the respective sub-areas. It also
provides a breakdown of how the requirement will be met from site
allocations, windfall allowances and neighbourhood plan
contributions. Since the adoption of the Local Plan, the new NPPF has
introduced new approaches to assessing housing needs, defining the
deliverability of housing sites and measuring delivery. However, NPPF
para. 20 still requires Local Plan to set the strategic policies for the
area, including employment land.
Although the Council has passed the Housing Delivery Test, it cannot
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B. NPPF
Paragraph
Reference

C. Record your assessment results

currently demonstrate a 5-year housing land supply. The housing
requirement and spatial distribution of growth need to be reviewed to
take account of the new method of assessing housing needs, any
unmet housing needs in neighbouring areas and land availability. The
High Peak Housing and Economic Needs Assessment has just been
published and will inform housing policy for a new Local Plan.
The definition of “deliverable” housing sites has also changed since the
Local Plan was adopted.
Policy includes NP housing requirement for Chapel. Figures also need
setting for Whaley Bridge and Chinley, Buxworth and Brownside
Parishes, plus any other Neighbourhood Areas designated during the
preparation of the Local Plan.
Needs to link with policy H1. Refers to small sites.
Policy S4 (maintaining and enhancing an economic base) establishes
the overall requirement for employment land (B1, B2 & B8 uses)
across the Borough and for the Chapel Neighbourhood Area. The
policy also sets out strategic priorities and vision for employment
growth, including; support for the LEP, growth in knowledge-based
industry, start-ups, home-working, visitor economy and rural
diversification.
NPPF para. 20 requires Local Plan to set the strategic policies for the
area, including employment land. NPPF para 82 requires Local Plan to
set the economic vision and strategy for the area. Policy S4 reflects
these requirements.
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B. NPPF
Paragraph
Reference

C. Record your assessment results

Although the policy wording is in line with the NPPF, an update to the
employment land requirement may be required to reflect any
corresponding revision to housing needs and the new Housing and
Economic Land Needs Assessment.

11.

Include non-strategic policies to set out more detailed
policies for specific areas.

NPPF Para
18, 28

Results: - In line with NPPF - Retain.
‘Development Management’ policies are included in the plan.

Set out contributions expected from development, and
NPPF Para
demonstrate that expected contributions will not undermine 34, 58
the deliverability of the Plan.

12.

Results: - Broadly in line with NPPF – retain with amendments
Policy CF7 (Planning Obligations and Community Infrastructure Levy)
establishes the principle of the use of planning obligations and states
that further guidance will be published in a Developer Contributions
SPD (which is currently underway). The policy also commits to review
the Infrastructure Delivery Plan to ensure that infrastructure
requirements are clearly identified. Work to update the IDP document
started in March 2022 and is currently ongoing. The potential for the
introduction of the Community Infrastructure Levy is identified – its
introduction subject to viability and consideration by the Council.
The new NPPF still identifies S106 and CIL as key funding sources for
infrastructure and measures to address the impact of development.
The Community Infrastructure Levy (Amendment) (England) (No. 2)
Regulations 2019 now removes the pooling restrictions that previously
limited the number of S106 agreements that could contribute towards
a single project.
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B. NPPF
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C. Record your assessment results

However, new NPPF and NPPG now requires more detailed
consideration of viability at the plan making stage in order to reduce
viability related debates during the determination of planning
applications.
The new NPPF also expects more detailed consideration of viability at
the plan making stage. More detailed and prescriptive policy
requirements are therefore likely to be required.
More detail required in the plan or an SPD on required contributions.
Policy CF3 (Local Infrastructure Provision) is intended to outline the
strategic approach to infrastructure provision and enable necessary
infrastructure improvements to support the borough.
Appears consistent with NPPF & NPPG. NPPF para20 states that
strategic policies should make sufficient provision for infrastructure.
para28 states that non-strategic policies can include the provision of
infrastructure and community facilities at a local level. Para34
‘developer contributions’ states that plans should set out the
contributions expected from development which includes other
infrastructure (such as that needed for education, health, transport,
flood and water management, green and digital infrastructure). NPPG
has updated planning obligations guidance.
13.

Local Plans and development strategies are examined to
assess if they have been positively prepared, justified,
effective and consistent with national policy.

NPPF Para
35

Local Plan was independently examined prior to adoption.
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B. NPPF
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Housing
Be informed by a local housing need assessment, conducted NPPF Para
using the standard method in national planning guidance as a 61
starting point. Any housing needs which cannot be met
within neighbouring areas should also be taken into account
when establishing the amount of housing to be planned for
within the plan.

Results: - Not in line with NPPF – revise
Policy S3 (Strategic Housing Development) sets out the housing
requirement for the plan period which is based on the 2014 Strategic
Housing Market Assessment (SHMA).
Para 61 of the NPPF states that in order to determine the minimum
number of homes needed, strategic policies should be informed by a
local housing need assessment, conducted using the standard method
in national planning guidance – unless exceptional circumstances
justify an alternative approach.

14.

The latest Local Housing Need is 260 homes per year for High Peak
compared to 350 per annum in the Local Plan. A new local housing
need assessment has recently been completed which uses the
standard method as a starting point and also considers economic
factors.
Identify the size, type and tenure of housing needed for
different groups.

15.

NPPF Para
62

Results: - Broadly in line with NPPF – retain with amendments
Policy H3 (New Housing Development) sets out the requirements for
new residential development which includes affordable housing,
housing mix and space standards based on the evidence in the SHMA
or successor documents i.e. the new Strategic Housing and Economic
Land Needs Assessment.
Para 62 of the NPPF requires that the size type and tenure of housing
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B. NPPF
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C. Record your assessment results

needed for different groups in the community should be assessed and
reflected in planning policies.
This policy should also include consideration of the specific types of
housing need specified in Para 62 such as students, self-build housing
and reflect the new Strategic Housing and Economic Land Needs
Assessment.
Policy H6 (Gypsy Travellers and Travelling Showpeople). Is a criteria
based policy informed by the findings of the Derby, Derbyshire, Peak
District National Park Authority and East Staffordshire Gypsy and
Traveller Accommodation Assessment 2015. This study is currently
being updated to inform any future requirement.
Where a need for affordable housing is identified, specify the NPPF Para
type of affordable housing required.
63

The definition of affordable housing has changed since the 2012 NPPF.
Policy H4 (Affordable Housing) sets out types of affordable housing
required, how affordable housing will be delivered across the borough
and which sites will be required to make a contribution but needs
adjusting to reflect the new definition.

16.

17.

Results: - Not in line with NPPF – revise

Expect at least 10% of the total number of homes to be
available for affordable home ownership, unless this would
exceed the level of affordable housing required in the area,
or significantly prejudice the ability to meet the identified
affordable housing needs of specific groups. A minimum of
25% of all affordable homes should be First Homes, subject

NPPF Para
65

Results: - Not in line with NPPF – revise
Policy H4 (Affordable Housing) sets out types of affordable housing
required, how affordable housing will be delivered across the borough
and which sites will be required to make a contribution.
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to the transitional requirements set out in the Planning
Practice Guidance.

B. NPPF
Paragraph
Reference

C. Record your assessment results

There are inconsistencies with NPPF.
NPPG provides guidance on how to calculate affordable housing need
see section on ‘Housing needs of different groups’.
Para 64 states that provision of affordable housing should not be
sought for schemes that are not major developments…. Glossary
defines ‘major’ development as 10 or more homes or sites area of
0.5ha or more. The policy currently requires affordable housing on
sites of 5 homes or more. In practice, the Council has already been
applying the NPPF threshold due to this conflict.
To support the re-use of brownfield land or vacant buildings
reused/redeveloped any affordable housing should be reduced by a
proportionate amount.
Para 65 states that where major development involving the provision
of housing is proposed at least 10% of the homes to be available for
affordable home ownership. Exceptions are listed such as % affordable
housing, specialist such as elderly/students, self-build. 10% affordable
home ownership may not equate with 20% intermediate on site.
Updated PPG states that to achieve ‘starter homes’ S106 affordable
housing should not be sought. It also states that a minimum of 25% of
all affordable homes should be First Homes.
Policy also refers to Affordable Housing SPD which needs updating.
The Housing and Economic land Needs Assessment recommends a
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B. NPPF
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new affordable housing mix of 65% affordable rent/ 35% homes to
purchase. This contrasts with the current mix in the Local Plan 80%
rented accommodation / 20% intermediate housing. Essentially, more
affordable homes for purchase are required.

Set out a housing requirement for designated neighbourhood NPPF Para
areas which reflects the overall strategy for the pattern and 66
scale of development and any relevant allocations.

Results: - Not in line with NPPF – retain with amendments

Identify a supply of specific, deliverable sites for years one to NPPF Para
five of the plan period, and specific, developable sites or
68
broad locations for growth, for years 6-10 and, where
possible, for years 11-15 of the plan.

Results: - Not in line with NPPF

Identify land to accommodate at least 10% of the housing
requirement on sites no larger than one hectare; unless it
can be demonstrated that there are strong reasons why the
10% target cannot be achieved.

Results: - Broadly in line with NPPF

18.

19.

20.

NPPF Para
69

This is covered in Policy S3 (Strategic Housing Development), which
includes the NP housing requirement for Chapel-en-le-Frith. However,
since the plan was adopted other parts of the Borough have decided to
produce a plan. Therefore, the policy needs updating to include
figures for Whaley Bridge and Chinley, Buxworth and Brownside
Parishes, Hayfield and Buxton (all of which have come forward since
the adoption of the plan) plus any other Neighbourhood Areas
designated during the preparation of the Local Plan.

The Council cannot currently demonstrate a five year supply of
housing land.

Of the 32 allocated housing sites in the plan, 6 are less than 1ha (which
equals 19%).
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B. NPPF
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Support the development of entry level exception sites,
NPPF Para
suitable for first time buyers, unless the need for such homes 72
is already being met within the authority’s area.
21.

C. Record your assessment results

Results: - Broadly in line with NPPF
Bullet point d) of Policy H3 (New Housing Development) states:
“Ensuring new residential development includes a proportion of
housing suitable for newly forming local households”.
Policy H5 (Rural Exception Sites) allows for affordable housing on rural
exception sites. Affordable housing includes intermediate housing for
people to buy.

22.

23.

Support the supply of homes through utilising masterplans, NPPF Para
design guides and codes where appropriate to support larger 73
scale developments.

n/a for this Local Plan. Will be considered if applicable for a new Local
Plan.

Include a trajectory illustrating the expected rate of housing
delivery over the plan period, and requiring a buffer of 10%
where the local planning authority wishes to demonstrate a
five year supply of deliverable sites through an annual
position statement or recently adopted plan.

Results: - Broadly in line with NPPF – revise in light of updated
housing evidence

NPPF Para
74

Para 74 of the NPPF states that strategic policies should include a
trajectory illustrating the expected rate of delivery over the plan
period and should identify and update annually a supply of specific
deliverable sites sufficient to provide a minimum of five years’ worth
of housing against their housing requirement set out in adopted
strategic policies or against their local housing need where the
strategic policies are more than five years old.
A housing trajectory is included in Local Plan Appendix 2 illustrating
the expected rate of housing delivery over the plan period. However,
it is now out of date.
An annual housing land supply statement is provided on the Council’s
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website: https://www.highpeak.gov.uk/article/847/Monitoring
The trajectory illustrating the expected rate of housing delivery over
the plan period will need to be revised in the light of new evidence
(see Question 14).
Be responsive to local circumstances and support rural
housing developments that reflect local needs.

24.

NPPF Para
78

Results: - Broadly in line with NPPF – retain policies with
amendments
Policy S2 (Settlement Hierarchy) sets out the types of development
which would be allowed in larger villages and smaller villages,
indicating that development which meets local rural needs may be
acceptable.
Policy EQ3 (Rural Development) sets out the strategy for managing
new development in the rural area outside of settlement boundaries.
It sets out the circumstances where development will be supported
and the forms of new residential development that will be allowed.
Paras 78-80 Rural Housing - supports rural exception sites to meet
identified needs and whether some market housing justified. Housing
should be located where it will enhance/maintain vitality. Policies
should avoid the development of isolated homes in the countryside
unless it meets one of the exceptions - these include ‘subdivision’ and
‘exceptional quality design’.
NPPG (Housing Needs of Different Groups para 10) provides advice on
how need for isolated homes in the countryside for essential rural
workers can be assessed.
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Paras 84-85 – sites to meet local business and community needs in
rural areas may have to be found in locations that are not well served
by public transport.
Fine tuning to the policy wording to make the policy more effective
have been suggested by users of the policy as follows:
 Leaves interpretation of ‘sustainable locations’ in bullet 2 open
and a little bit vague. Could this be defined? Linked over to
Policy S2?
 Cross over with Policy E6 promoting Peak District Tourism and
Culture. Here it refers to ‘supporting tourism and provision for
visitors which is appropriate to the settlements and
countryside’.
 Applications for new agricultural buildings. - sometimes
difficult to understand how the size of a barn correlates with
an increase in the number of animals.
 Is reference to ‘help sustain agricultural enterprises’ too
ambiguous? Should we be asking for more evidence to
demonstrate need? Currently officers use DEFRA guidance to
try assess scale required but can be difficult.
 Need to consider farm diversification for employment uses –
(micro-manufacturing, offices). A couple of these have been
blocked in recent years citing an increase in potential traffic
(even though minimal) and it seems a little contrary to restrict
this use, but to allow holiday let. Maybe add in more flexibility
here to support farm income and address lack of micro
business space for businesses in rural areas?
 The interrelationship between strategic policies to protect
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character of countryside reflected in policies EQ2, EQ3 and the
LP inspectors bolt on to policy H1, the difficulty has been that
developers ignore all these other policies when they are
adjoining the BUAB and simply say, we adjoin.
Policy H5 (Rural Exception Sites) sets out exceptional circumstances in
which proposals for exception sites would be supported.
Appears to be consistent with NPPF21 Para78.
NPPG states that LPA’s can support opportunities to bring forward
rural exceptions sites by working proactively with landowners and
other delivery partners.
Identify opportunities for villages to grow and thrive,
especially where this will support local services.

25.

NPPF Para
79

Results: - Broadly in line with NPPF – retain policies with
amendments
Policy S2 (Settlement Hierarchy) sets out the types of development
which would be allowed in larger villages and smaller villages,
indicating that development which meets local rural needs may be
acceptable. (Full analysis of this policy is undertaken in paragraph 6 of
this document).
Policy EQ3 (Rural Development) sets out circumstances where rural
development will be supported. (Full analysis of this policy is
undertaken in paragraph 24 – above).
Policy H2 (Housing Allocations) lists sites that are allocated for
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housing or mixed-use development. It appears consistent with NPPF
and NPPG. Housing sites are allocated in the larger villages of
Hadfield, Chinley and Furness Vale and the smaller village of Birch
Vale.
NPPF21 para 73 (d) refers to a realistic assessment of likely rates of
delivery, given the lead–in times for large scale sites. Policy H2 will
need updating to reflect the up to date position of allocated sites and
inclusion of new sites if required. Anticipated rate of development for
specific sites is already included in the trajectory.
Council’s Accelerated Housing Delivery Programme target 6 of the
allocated sites which are in the ownership or part ownership of the
Council.
Avoid the development of isolated homes in the countryside NPPF Para
unless specific circumstances are consistent with those set
80
out in the NPPF.

26.

Results: - Broadly in line with NPPF – retain policy with amendments
Policy EQ3 (Rural Development) sets out the strategy for managing
new development in the rural area outside of settlement boundaries.
It sets out the circumstances where development will be supported
and the forms of new residential development that will be allowed.
(Full analysis of this policy is undertaken in paragraph 24 of this
document).
Policies should avoid the development of isolated homes in the
countryside unless it meets one of the exceptions - these include
‘subdivision’ and ‘exceptional quality design’. Could add these to HPLP
EQ3?
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Economy
Create conditions in which businesses can invest, expand and NPPF Para
adapt.
81

Results: - Not in line with NPPF – revise
Policy S4 (Maintaining and Enhancing an Economic Base) achieves
this by allocating employment land, supporting proposals meeting the
strategic priorities of the LEP, encouraging and making provision for a
greater presence of high value and knowledge based businesses in the
plan area, encouraging and making provision for start-up businesses,
supporting the appropriate improvement, enhancement and
expansion of existing businesses, improving workforce skills by
encouraging the provision of new training facilities on employment
sites, encouraging flexible working practices, supporting new
agricultural development and farm diversification.

27.

Policy S3 (Strategic Housing Development) makes provision for the
amount of housing based on a jobs growth scenario.
However, most of the employment allocations in the plan have stalled
and are not coming forward. The Housing and Economic Land Neds
Assessment also identifies new development needs for both
employment land and housing.
(for full policy analysis see paragraph 10 of this document)

28.

Set out a clear economic vision and strategy which positively NPPF Para
and proactively encourages sustainable economic growth,
82
having regard to Local Industrial Strategies and other local
policies for economic development and regeneration.

Results: - Not in line with NPPF – revise
Policy S4 (Maintaining and Enhancing an Economic Base) sets out a
clear economic vision and strategy which positively and proactively
encourages sustainable economic growth, having regard to the
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strategic priorities of the Local Enterprise Partnership.
The policy does not make reference to Local Industrial Strategies as
the Draft LIS was not published at the time the plan was adopted.
(for full policy analysis see paragraph 10 of this document)
Set criteria, or identify strategic sites, for local and inward
investment to match the strategy and to meet anticipated
needs over the plan period.

NPPF Para
82

Results: - Not in line with NPPF – revise
Policy S4 (Maintaining and Enhancing an Economic Base) details
employment land requirements in the Borough over the plan period.
However, the policy does not make the distinction as to whether they
are for local or inward investment.
(for full policy analysis see paragraph 10 of this document)

29.

Policy E2 (Employment Land Allocations) identifies sites to meet the
employment land requirements in the Borough.
Seek to address potential barriers to investment, such as
inadequate infrastructure, services or housing, or a poor
environment.

30.

NPPF Para
82

Results: - Broadly in line with NPPF – retain policy with amendments
Policy E5 (Regenerating an Industrial Legacy) seeks to maximise the
potential of constrained employment sites where the infrastructure
and / or premises are no longer suited to meeting the needs of
modern businesses in their present form by encouraging
redevelopment / reuse of sites no longer conducive to meeting the
needs of modern businesses in their present form, stimulating
investment on constrained sites to encourage their beneficial re-use,
encouraging mixed use developments which retain or create
employment opportunities on site, particularly those that support local
economic growth sectors.
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The policy may need to specify that re-use is only acceptable for uses
that are needed in area/Borough (para 122b/123).
The policy is likely to need an update to the list of sites to reflect any
recent development.

31.

Be flexible enough to accommodate needs not anticipated in NPPF Para
the plan, allow for new and flexible working practices (such 82
as live-work accommodation), and to enable a rapid response
to changes in economic circumstances.

Results: - Not in line with NPPF – revise
Policy S4 (Maintaining and Enhancing an Economic Base) includes a
bullet “encouraging flexible working practices via home-working where
there is no adverse impact on residential amenities, and allowing the
development of live-work units on residential and mixed use sites”.
(for full policy analysis see paragraph 10 of this document)

Recognise and address the specific locational requirements
of different sectors. This includes making provision for
clusters or networks of knowledge and data-driven, creative
or high technology industries; and for storage and
distribution operations at a variety of scales and in suitably
accessible locations.

NPPF Para
83

Results: - Broadly in line with NPPF – retain policy with amendments
Policy E2 (Employment Land Allocations) allocates land for
employment use though it does not cover specific locational
requirements of different sectors. Additional policy wording would be
required to address this.

32.
Policy E1 (New Employment Development) supports new business
and industrial developments in sustainable locations that contribute
towards the creation and retention of a wide range of jobs, education
and training opportunities.
The policy requires additional wording to reflect allowance for
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flexibility to new sectors, e.g. storage and distribution. The policy
needs to reference that development will also be assessed in line with
Local Industrial Strategies (LIS) where they exist.
Policy S4 (Maintaining and Enhancing an Economic Base) makes
reference to specific employment sectors like high-value and
knowledge based businesses, small-scale and start-up businesses but it
does not detail where in the Borough these should go. There is an
argument that this approach could be overly restrictive for a small
Borough like High Peak with a lot of environmental constraints so this
would need to be carefully considered.
Enable the sustainable growth and expansion of all types of
business in rural areas, both through conversion of existing
buildings and well-designed new buildings.

33.

NPPF Para
84

Results: - Broadly in line with NPPF – retain policy with amendments
Policy E1 (New Employment Development) includes a bullet stating:
“supporting business development within the countryside that accords
with Local Plan Policy EQ3”.
(for full policy analysis see paragraph 32 of this document)
Policy EQ3 (Rural Development) includes two relevant bullets:
“supporting the redevelopment of a previously developed site and / or
the conversion of existing buildings for employment use provided it
does not have an adverse impact on the character and appearance of
the rural area” and
“supporting proposals for agriculture and related development which
help sustain existing agricultural enterprises, including small scale farm
shops selling local produce, complementary farm diversification and
new agricultural buildings that maintain the landscape quality and
character of the countryside”
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(for full policy analysis see paragraph 24 of this document)
Enable the development and diversification of agricultural
and other land-based rural businesses.

NPPF Para
84

Results: - Broadly in line with NPPF – retain policy with amendments
Policy EQ3 (Rural Development) includes two relevant bullets:
“supporting proposals for agriculture and related development which
help sustain existing agricultural enterprises, including small scale farm
shops selling local produce, complementary farm diversification and
new agricultural buildings that maintain the landscape quality and
character of the countryside” and
“supporting equestrian development where it does not have an
adverse impact upon the character and appearance of the area”.

34.

(for full policy analysis see paragraph 24 of this document)
Enable sustainable rural tourism and leisure developments
which respect the character of the countryside.

35.

NPPF Para
84

Results: - Broadly in line with NPPF – retain policy with amendments
Policy E6 (Supporting Peak District Tourism and Culture) supports the
development of Peak District tourism and culture by (amongst other
things) supporting tourism and provision for visitors which is
appropriate to the settlements and countryside and consistent with
environmental objectives, allowing the provision of new visitor and
cultural attractions and facilities without prejudice to the character of
the Peak District; supporting new tourist provision and initiatives in
towns and villages and in the countryside where proposals accord with
Policy EQ3; and requiring that caravan, camping and chalet sites are
sited in locations so as not to be prominent in the landscape and can
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be accommodated without adverse impact upon the character or
appearance of the landscape.
Consider whether the policy needs to be more positive about rural
tourism to better reflect NPPF paragraph 84. The third, fourth and
fifth bullet points of the policy could make specific reference to
‘sustainable location’.
Policy E7 (Chalet Accommodation, Caravan and Camp Site
Developments) only permits development proposals for these uses
where the development would not have a prominent and adverse
impact on the character and appearance of the immediate or wider
landscape and any visual impact would be well screened and any
permanent structures would not be visible even during winter months
when viewed from areas outside the sites to which the public has
access.
It may be appropriate to clarify that Policy E6 would also apply.
Enable the retention and development of accessible local
NPPF Para
services and community facilities, such as local shops,
84
meeting places, sports venues, open space, cultural buildings,
public houses and places of worship.
36.

Results: - Broadly in line with NPPF - retain
Policy CF5 (Provision and Retention of Local Community Services and
Facilities) seeks to ensure that facilities and services that provide for
the needs of the community are retained and improved where
possible and allows for new facilities in accessible locations.
Appears consistent with NPPF21. Para 93 (c) guards against the
‘unnecessary loss of valued facilities and services, particularly where
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this would reduce the community’s ability to meet its day-to-day
needs’. NPPG doesn’t seem to specifically include reference to this
area.
Recognise that sites to meet local business and community
needs in rural areas may have to be found adjacent to or
beyond existing settlements, and in locations that are not
well served by public transport.

37.

NPPF Para
85

Results: - Broadly in line with NPPF – retain policy with amendments
Policy EQ3 (Rural Development) includes the following bullet:
“supporting rural employment in the form of home working,
commercial enterprises and live-work units where a rural location can
be justified.”
(for full policy analysis see paragraph 24 of this document)
Policy CF5 (Provision and Retention of Local Community Services and
Facilities) includes a bullet stating:
“new facilities should preferably be located within defined built up
areas where they are most accessible. In exceptional cases facilities
may be located adjacent to these areas where it can be demonstrated
that this is the only practical option and where a site is well related
and connected to the existing settlement.”
Policy CF6 (Accessibility and Transport) includes bullets stating:
“ensuring the development of social, cultural and community facilities
in locations that allow for ease of access by multiple methods of
transportation” & “requiring that facilities are well related to public
transport infrastructure and provide high standards of accessibility to
all sectors of the community”.
Need to ensure that the wording of these policies are consistent and
reflect Para 85 of the NPPF.
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(For full policy analysis, see paragraph 36 of this document)
38.

Town centres
Define a network and hierarchy of town centres and promote NPPF Para
their long-term vitality and viability.
86

Results: - Broadly in line with NPPF – retain policy with amendments
Policy S2 (Settlement Hierarchy) defines each settlement in the
Borough as towns, larger villages, smaller villages with other places
falling within the other rural areas based on the size and sustainability
of the settlement to support growth, the policy also defines town and
local centres for retail planning purposes. (The policy is fully reviewed
in paragraph 6 of this document).

39.

The NPPF provides multiple references to support the use of
settlement hierarchies. In relation to town centres, NPPF Para 86 –
requires Local Plans to define a network and hierarchy of town centres
as per Policy S2.
The new High Peak Retail, Town Centres and Leisure Study (2022)
reviews the town centre hierarchy set out in the LP and recommends
that this should be retained going forward.
Clarification of terms such as “moderate” and limited” would be
beneficial to help interpretation at the application stage.
Policy CF1 (Retail and Town Centres) sets out how the Council will
seek to maintain and enhance the vitality and viability of town centres
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and local centres (as defined in the plan) in accordance with their
function, scale and identified development needs.
The wording is consistent with 2021 NPPF (paras. 86-91).
However, the policy wording will need updating to reflect the
outcomes of the new retail study/ deletion of references to the old
retail study in the context of any new allocations / need / thresholds.
Mention Future High Street Fund in Buxton in supporting text. Also,
mention latest trends regarding the High Street / Town Centres.
Update details about catchment zones etc. with data from new retail
study.
Monitoring data shows that all the High Peak Town Centres are below
the national average retail unit vacancy rates. However, there may be
more surplus floorspace after the COVID 19 lockdown period if
businesses decide not to re-open. (This monitoring data will follow in
the 2021 AMR). Therefore, more flexibility is likely to be required in
the policy wording, though any changes will be supported by evidence.
Define the extent of town centres and primary shopping
areas, and make clear the range of uses permitted in such
locations.
40.

NPPF Para
86

Results: - Broadly in line with NPPF – retain policy with amendments
Policy CF1 (Retail and Town Centres) defines the extent of the town
centres and Buxton Primary Shopping Area by making reference to the
policies maps. The wording also makes clear the range of uses
permitted in such locations. (For full policy analysis see paragraph 39
of this document).
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The new retail study makes recommendations regarding town centre
boundaries and primary shopping areas which would also be
considered when reviewing the policy.
The wording is consistent with 2021 NPPF (paras. 86-91).
Retain and enhance existing markets and, where appropriate, NPPF Para
re-introduce or create new ones.
86

Markets are not specifically referred to in the ‘Retail and Town
Centres’ policy, though they do exist in High Peak and this is reflected
in the settlement hierarchy set out in Policy S2, with market towns
being the top tier. Also, Policy S5, covering the Glossopdale Sub-area
makes reference to “supporting the refurbishment and enhancement
of Glossop Market Hall”. If the plan is reviewed consideration will be
given to the specific inclusion of markets in the town centres policy.

41.

Allocate a range of suitable sites in town centres to meet the NPPF Para
scale and type of development likely to be needed, looking at 86
least ten years ahead.

Results: - Broadly in line with NPPF – retain policy with amendments

Where suitable and viable town centre sites are not available NPPF Para
for main town centre uses, allocate appropriate edge of
86
centre sites that are well connected to the town centre.

Results: - Broadly in line with NPPF – retain policy with amendments

42.

43.

Results: - Broadly in line with NPPF – retain policy with amendments

Policy CF1 (Retail and Town Centres) allocates sites as recommended
by the Council’s Retail Study, looking at least 10 years ahead from the
start of the plan period. (For full policy analysis see paragraph 39 of
this document). The new retail study covers the period to 2041 and
recommendations from this document will need to be incorporated
into future policy.

Policy CF1 (Retail and Town Centres) – policy wording fulfils these
requirements. In New Mills the need for additional A1 convenience
floorspace has been identified but no town centre or edge of centre
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site has been allocated. Therefore, the policy states that: ‘out of
centre proposals will therefore be supported in accessible locations
that are well connected to New Mills Town Centre by public transport
and which comply with the impact and sequential tests set out in this
policy.’ In Harpur Hill the policy allows for a mix of town centre uses of
less than 2500m2 in total - within the local centre defined on the
policies map. (For full policy analysis see paragraph 39 of this
document).
(NB new retail evidence is now available and recommendations from
this document would be incorporated into a revised policy).
Recognise that residential development often plays an
important role in ensuring the vitality of centres and
encourage residential development on appropriate sites.

NPPF Para
86

Residential development in town centres is not covered in Policy CF1.
In order to comply with the NPPF, the policy would benefit from
wording promoting housing on upper floors in primary shopping areas
and other parts of the town centre where vitality and viability of the
centre would not be jeopardised. (For full policy analysis see
paragraph 39 of this document).

44.

45.

Healthy and safe communities
Achieve healthy, inclusive and safe places which promote
social interaction, are safe and accessible, and enable and
support healthy lifestyles.

46.

Results: - Not in line with NPPF – revise

NPPF Para
92

Results: - Broadly in line with NPPF – but would benefit from
separate new policy covering ‘Health and Wellbeing’.
This topic is mentioned in several plan polices - S1 (Sustainable
Development Principles) and CF3 (Local Infrastructure Provision).
Health and wellbeing is also reflected in the key themes and spatial
vision for the Local Plan. However, as this subject has evolved in a
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planning context in the last five years and is now more prominent, it
may be appropriate to assess the need for a stand-alone policy to
cover health and well-being.

47.

Plan positively for the provision and use of shared spaces,
community facilities (such as local shops, meeting places,
sports venues, open space, cultural buildings, public houses
and places of worship) and other local services to enhance
the sustainability of communities and residential
environments.

NPPF Para
93

Results: - Broadly in line with NPPF - Retain.
Policy CF5 (Provision and Retention of Local Community Services and
Facilities) seeks to ensure that facilities and services that provide for
the needs of the community are retained and improved where
possible. The policy wording includes ‘supporting proposals which
protect, retain or enhance existing community facilities including multi
use and shared schemes…..’ Policy wording appears consistent with
NPPF21.
(For full policy analysis see paragraph 36 of this document)

Take into account and support the delivery of local strategies NPPF Para
to improve health, social and cultural well-being for all
93
sections of the community.

Results: - Broadly in line with NPPF – retain policy with amendments
Policy CF3 (Local Infrastructure Provision) is intended to outline the
strategic approach to infrastructure provision and enable necessary
infrastructure improvements to support the borough.

48.
Policy wording includes: ‘supporting the proposals that help to deliver
the Derbyshire Health and Well-being Strategy’.
(For full policy analysis see paragraph 12 of this document)

49.

Guard against the unnecessary loss of valued facilities and
services, particularly where this would reduce the

NPPF Para
93

Results: - Broadly in line with NPPF – retain policy with amendments
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Policy CF5 (Provision and Retention of Local Community Services and
Facilities) seeks to ensure that facilities and services that provide for
the needs of the community are retained and improved where
possible. Monitoring data indicates that the policy has been successful
in limiting losses of facilities and those that were lost were
demonstrated to be no longer commercially viable and had similar
facilities nearby in line with the policy wording.
(For full policy analysis see paragraph 36 of this document)

Ensure that established shops, facilities and services are able NPPF Para
to develop and modernise, and are retained for the benefit 93
of the community.

50.

Results: - Broadly in line with NPPF - retain
Policy CF5 (Provision and Retention of Local Community Services and
Facilities) seeks to ensure that facilities and services that provide for
the needs of the community are retained and improved where
possible. The policy allows for multi-use and shared community
facilities to come forward. Monitoring data indicates that the policy
has been successful in achieving planning permission for improvement
of existing facilities or the provision of new facilities. A small number
(7) resulted in losses - the majority related to uses that were
demonstrated to be no longer commercially viable and there were
similar facilities nearby.
(For full policy analysis see paragraph 36 of this document)

51.

Ensure an integrated approach to considering the location of NPPF Para
housing, economic uses and community facilities and
93
services.

Results: - Broadly in line with NPPF - retain
Policy CF5 (Provision and Retention of Local Community Services and
Facilities) requires new facilities to be located ‘preferably within
defined built up areas where they are most accessible. In exceptional
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cases facilities may be located adjacent to these areas where it can be
demonstrated that this is the only practical option and where a site is
well related and connected to an existing settlement.’
(For full policy analysis see paragraph 36 of this document)
52.

Consider the social, economic and environmental benefits of NPPF Para
estate regeneration.
94

N/A for High Peak

Plan positively to meet school place requirements and to
encourage development which will widen choice in
education.

NPPF Para
95

Results: - Broadly in line with NPPF – retain policy with amendments

Work proactively and positively with promoters, delivery
partners and statutory bodies to plan for public service
infrastructure.

NPPF Para
96

Promote public safety and take into account wider security
and defence requirements.

NPPF Para
97

The sub-area strategy policies, S5 (Glossopdale), S6 (Central Area) and
S7 (Buxton) all include a commitment to work with partner
organisations to enable improvements to school capacity in that area.
The details set out in the policies will need revisiting with the
Education Authority to ensure they are still relevant for that area.

53.

The sub-area strategy policies, S5 (Glossopdale), S6 (Central Area) and
S7 (Buxton) all include a commitment to work with partner
organisations to enable improvements to infrastructure in that area.
The details set out in the policies will need revisiting with the relevant
organisations to ensure they are still applicable for that area.

54.

55.

Results: - Broadly in line with NPPF – retain policy with amendments

Results: - Broadly in line with NPPF – retain policy with amendments
Policy EQ6 (Design and Place Making) requires all development to be
well designed and of a high quality that responds positively to both its
environment and the challenge of climate change, whilst also
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contributing to local distinctiveness and sense of place.
Monitoring of Policy EQ6 shows that it is a key policy for assessing the
impact of the development on residential amenity, the surrounding
area and where appropriate the host building as part of planning
applications and subsequent appeals.
The importance of design standards is emphasised in the new NPPF.
The creation of high-quality buildings and places is ‘fundamental’ to
what the planning and development process should achieve. Revised
NPPG has also recently been published as well as a national design
guide.
It would be appropriate to amend the policy to further reflect the
strength of wording set out in the NPPF.
Also, although the policy requires that developments are designed to
minimise opportunities for anti-social or criminal behaviour and
promote safe living environments, it does not go as far as taking into
account wider security and defence requirements and it would be
appropriate to add in wording to cover this issue.

56.

Provide open space, sports and recreational facilities which
meets the needs of the local area. Consider how they can
deliver wider benefits for nature and support efforts to
address climate change.

NPPF Para
98

Results: - Broadly in line with NPPF – retain policy with amendments
Policy CF4 (Open Space, Sports and Recreation Facilities) sets out how
the Council will protect, maintain and where possible enhance open
space, sports and recreation facilities. It sets out the approach to
developer contributions and also designates land as Local Green Space
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in accordance with the sub-area strategies.
Appears consistent with NPPG. NPPF 21 adds the consideration of
how open space, sports and recreational facilities can deliver wider
benefits for nature and support efforts to address climate change.
Amendments to policy wording to take this into consideration should
be considered.
Policy CF4 requires updating to reflect updated evidence base and
standards: bullet 2 refers to the ‘Peak Sub Region Open Space, Sport
and Recreation Study 2012 and successor documents’ and bullet 3
refers to the standards in the above document.
Protect and enhance public rights of way and access.

57.

NPPF Para
100

Results: - Broadly in line with NPPF – retain policy with amendments
Sub-area strategy policies for Glossopdale, Central Area and Buxton
(S5, S6 and S7). Each of these policies includes sustainable transport
solutions for those parts of the Borough which walking and cycle
routes. (see paragraph 6)
Policy EQ8 (Green Infrastructure) seeks to develop, protect and
enhance networks of Green Infrastructure and states it will protect &
extend existing long distance trails and development of Greenways in
accordance with West Derbyshire and High Peak Greenway Strategy
and with partnership working help create better access routes linking
settlements to the surrounding countryside for tourism and
recreation. Need to prepare a GI Strategy.
Policy CF6 (Accessibility and Transport) seeks to promote sustainable
forms of transport and includes the following bullet: ‘promoting the
maintenance and introduction of appropriate facilities to support
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cyclists, pedestrians and horse riders, ensuring that development
supports the use of local cycleway and pathway networks to improve
choice of travel and ensuring safe access to developments on foot and
by bicycle. Policy could refer to access to the countryside.
The following Strategic Development Site policies include reference to
protecting or enhancing existing public rights of way or access.
DS1 Woods Mill promotes the development of a riverside path and
links to the town centre Manor Park and existing footpaths
DS17 Land at Hogshaw references provision of pedestrian and cycle
routes
58.

Transport
Should actively manage patterns of growth in support of
objectives in Para 104. Significant development should be
focused on locations which are/can be made sustainable.
Opportunities to maximise sustainable transport solutions
will vary between urban and rural areas - this should be
taken into account in plan-making.

NPPF Para
105

Results: - Broadly in line with NPPF – retain policy with amendments
Policy S2 (Settlement Hierarchy) defines each settlement in the
Borough as towns, larger villages, smaller villages with other places
falling within the other rural areas based on the size and sustainability
of the settlement to support growth.

59.
Sub-area strategy policies for Glossopdale, Central Area and Buxton
(S5, S6 and S7) are also relevant. Each of these policies includes
sustainable transport solutions for those parts of the Borough.
(For full policy analysis of all policies mentioned see paragraph 6 of this
document)
60.

Support an appropriate mix of uses across an area, and
within larger scale sites, to minimise the number and length
of journeys needed for employment, shopping, leisure,

NPPF Para
106

Results: - Broadly in line with NPPF – retain policy with amendments
Policies S2, S5, S6 and S7 as described above include the hierarchy for
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development in the Borough and a mix of uses in each sub-area. This
ensures that most new development takes place in the towns and
larger settlements to minimise the number and length of journeys
needed to access employment and other facilities.
(For full policy analysis of all policies mentioned see paragraph 6 of this
document)

Identify and protect, where there is robust evidence, sites
and routes which could be critical in developing
infrastructure to widen transport choice and realise
opportunities for large scale development.

61.

NPPF Para
106

Results: - Broadly in line with NPPF – retain policy with amendments
Policy S5 (Glossopdale Sub-area Strategy) includes a bullet point
stating:
“working with partner organisations and developers to address
congestion along the A57 and A628 to improve transport links to
surrounding areas and to enable transport improvements and
mitigation measures identified in the High Peak Transport Study and in
the Trans Pennine Feasibility Study (subject to further consideration).
Transport Assessments in support of developments in the Glossopdale
area should be scoped with Highways England and the highway
authority in order to determine whether the assessment should
consider impacts on the A57 / A628 junction and to identify mitigation
measures as appropriate.” And another bullet stating:
“protecting land for a new railway station at Gamesley as identified on
the Policies Map. This includes land for access and parking.”
Policy S6 (Central sub-area Strategy) includes a bullet point stating:
“Working with partner organisations and developers to enable
transport improvements and mitigation measures identified by the A6
Corridor Study and the High Peak Transport Study including:additional parking to serve New Mills Newtown, Chinley and Chapel-
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en-le-Frith Railway stations; new railway station at Chapel-en-le-Frith
on ‘Great Rocks’ line; and improved pedestrian and cycling access to /
from train stations in the Central Area.
Policy S7 (Buxton Sub-area Strategy) includes:
“safeguarding the route of the proposed Fairfield Link Road as
identified on the Policies Map. The road will provide access to new
development at Hogshaw and Fairfield. The road will be funded by
developer contributions.” It also includes “Working with partner
organisations and developers to enable transport improvements and
mitigation measures identified by the A6 Corridor Study and the High
Peak Transport Study including:- additional parking to serve Buxton
Station on land to the north of Station Road and improved pedestrian
and cycling access to / from Buxton Station.”
(For full policy analysis of all policies mentioned see paragraph 6 of this
document)
Provide for attractive and well-designed walking and cycling NPPF Para
networks with supporting facilities such as secure cycle
106
parking (drawing on Local Cycling and Walking Infrastructure
Plans).

Results: - Broadly in line with NPPF – retain policy with amendments

Provide for any large-scale transport facilities that need to be NPPF Para
located in the area and the infrastructure and wider
106
development required to support their operation, expansion

Results: - Broadly in line with NPPF – retain policy with amendments

62.

63.

Policy CF6 (Accessibility and Transport) includes the following bullet:
‘promoting the maintenance and introduction of appropriate facilities
to support cyclists, pedestrians and horse riders, ensuring that
development supports the use of local cycleway and pathway
networks to improve choice of travel and ensuring safe access to
developments on foot and by bicycle.’ The word ‘secure’ in the
context of cycle parking is not used but the policy could be amended
to address this.

(See response to Part 61 – ABOVE)
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and contribution to the wider economy.
64.

Recognise the importance of maintaining a national network NPPF Para
of general aviation airfields.
106

N/A for High Peak

Provide adequate overnight lorry parking facilities, taking
into account any local shortages.

Results: - Not in line with NPPF – new requirement to be considered
in next plan review

NPPF Para
109

65.

66.

The Local Plan is not in line with this as it is a new requirement in the
NPPF and has not previously been considered. It will be as part of any
plan review.
In assessing sites that may be allocated for development in
NPPF Para
plans, it should be ensured that: appropriate opportunities to 110
promote sustainable transport modes can be – or have been
– taken up, given the type of development and its location;
safe and suitable access to the site can be achieved for all
users, the design of streets, parking areas, other transport
elements and the content of associated standards reflects
current national guidance including the National Design
Guide and the National Model Design Code; and any
significant impacts from the development on the transport
network (in terms of capacity and congestion), or on highway
safety, can be cost effectively mitigated to an acceptable
degree.

Results: - Broadly in line with NPPF – retain policy with amendments
When considering allocation options for the emerging 2016 Local Plan,
officers considered issues of resultant congestion around potential
sites. As this work is now dated, this will need to be refreshed in the
light of potential new allocations.
Policy CF6 (Accessibility and Transport) already contains expectations
that schemes are located where the highway network can satisfactorily
accommodate traffic generated by the development, be integrated
within existing or proposed transport infrastructure etc. However, the
requirement that the design of streets, parking areas and other
transport elements and content of associated standards reflects the
National Design Guide and National Model Design Code is not covered
in the policy as this post-dates it.
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Development should only be prevented on highways grounds NPPF Para
if there would be an unacceptable impact on highway safety, 111
or the residual cumulative impacts on the road network
would be severe.

69.

71.

Results: - Broadly in line with NPPF – retain policy with amendments
Policy CF6 (Accessibility and Transport) doesn’t refer to the “severe”
test explicitly. It is considered that the 4th and 15th bullets (which
expect development schemes’ traffic impacts to be reasonably
absorbed by existing highway networks without reference to any
residual impacts being acceptable) need to be amended slightly to
reflect para 111 NPPF.

Communications
Support the expansion of electronic communications
NPPF Para
networks, including next generation mobile technology (such 114
as 5G) and full fibre broadband connections, setting out how
high-quality digital infrastructure is expected to be delivered
and upgraded over time.

70.

C. Record your assessment results

Results: - Broadly in line with NPPF – retain policy with amendments
Policy CF3 (Local Infrastructure Provision) is intended to outline the
strategic approach to infrastructure provision and enable necessary
infrastructure improvements to support the borough. The policy
includes the following wording: ‘supporting improvements to
telecommunications and high-speed broadband infrastructure that
does not have an inappropriate impact on the landscape or
townscape’. This is broadly compliant with para. 114 though it could
perhaps be worded more positively. Consideration could be given to
increasing requirements in this respect if the Local Plan is reviewed.

Making effective use of land
Promote an effective use of land in meeting the need for
NPPF Para
homes and other uses, while safeguarding and improving the 119
environment and ensuring safe and healthy living conditions.

Results: - Broadly in line with NPPF – retain policies with
amendments
Policy S1 (Sustainable Development Principles) sets the broad
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principles for sustainable development that frame the more specific
policies in the Local Plan. It covers a wide range of matters to support
sustainable communities and tackle climate change including making
effective use of land, buildings and brownfield land, landscape
character, the natural and historic environment, transport, energy
efficiency, renewable energy, flood risk. However, some national
policy requirements have evolved since Policy S1 was prepared. These
include a stronger emphasis on setting minimum density standards
and good design. Could be stronger emphasis on safe and healthy
living conditions. (See paragraph 46).
Policy S2 (Settlement Hierarchy) sets out the types of development
which would be allowed in towns larger villages and smaller villages,
indicating development should be focused in the main towns and
larger settlements to promote sustainable development and to protect
the countryside. (see paragraph 6).
Policy S3 sets the overall housing requirement for the Local Plan and
the respective sub-areas. It also provides a breakdown of how the
requirement will be met from site allocations, windfall allowances and
neighbourhood plan contributions. (see paragraph 10).
Policy S4 (maintaining and enhancing an economic base) establishes
the overall requirement for employment land (B1, B2 & B8 uses)
across the Borough and for the Chapel Neighbourhood Area. (see
paragraph 10).
Policy EQ2 (Landscape Character) sets out how the Council will seek to
protect, enhance and restore the landscape character of the plan area
for its own intrinsic beauty and for its benefit to the economic,
environmental and social well-being of the Borough. Most of the policy
wording is in line with NPPF, however the word ‘restore’ does not
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appear in the NPPF 21. NPPF Para 174 – refers to ‘protect and
enhance ‘ only.
Policy EQ3 Rural Development sets out the strategy for managing new
development in the rural area outside of settlement boundaries. (see
paragraph 24).
Policy EQ6 Design & Place Making requires all development to be well
designed and of a high quality that responds positively to both its
environment and the challenge of climate change, whilst also
contributing to local distinctiveness and sense of place. Design is a key
principle in the NPPF. Additional references around increased
densities, health and well-being and outstanding or innovative design
and possibly enabling increased use of electric vehicles by designing in
charging points into new schemes would be beneficial to reflect latest
national policy and advice from Environmental Health regarding air
quality. The policy could provide more emphasis on the need to
ensure healthy and safe living conditions.
Set out a clear strategy for accommodating objectively
NPPF Para
assessed needs, in a way that makes as much use as possible 119
of previously-developed or ‘brownfield’ land.

72.

Results: - Broadly in line with NPPF
Policy S1 (Sustainable Development Principles) sets the broad
principles for sustainable development that frame the more specific
policies in the Local Plan. It covers a wide range of matters to support
sustainable communities Making effective use of land, buildings and
reuse of brownfield land.
Policy S3 sets the overall housing requirement for the Local Plan and
the respective sub-areas. It also provides a breakdown of how the
requirement will be met from site allocations, windfall allowances and
neighbourhood plan contributions. A number of the site allocations
are brownfield or mixed use sites.
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S6 – (Central Sub-area Strategy Policy) details the strategy for the
Central Sub area to promote the sustainable growth of the area in line
with the settlement hierarchy and to protect the character of area.
Includes reference to mixed use development at Britannia Mill and
encouraging mixed use development on the industrial legacy sites.
Encourage multiple benefits from both urban and rural land,
including through mixed use schemes and taking
opportunities to achieve net environmental gains.

73.

NPPF Para
120

Results: - Broadly in line with NPPF – retain policies with
amendments
EQ5 (Biodiversity) recognises the importance of protecting sites for
biodiversity and the need to identify local ecological networks. Policy
only refers to net gain “where possible”.
Policy EQ8 (Green Infrastructure) seeks to develop, protect and
enhance networks of Green Infrastructure and states it will protect &
extend existing long distance trails and development of Greenways in
accordance with West Derbyshire and High Peak Greenway Strategy
and with partnership working help create better access routes linking
settlements to the surrounding countryside for tourism and
recreation. Policy could refer to air quality/healthy lifestyles &
biodiversity. GI projects could be used as offsite biodiversity net gain.
There is a need to prepare a GI Strategy.
Policy CF6 (Accessibility and Transport) seeks to promote sustainable
forms of transport and includes the following bullet: ‘promoting the
maintenance and introduction of appropriate facilities to support
cyclists, pedestrians and horse riders, ensuring that development
supports the use of local cycleway and pathway networks to improve
choice of travel and ensuring safe access to developments on foot and
by bicycle. Policy could refer to access to the countryside.
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Recognise that some undeveloped land can perform many
functions, such as for wildlife, recreation, flood risk
mitigation, cooling/shading, carbon storage or food
production.

NPPF Para
120

Results: - Broadly in line with NPPF – retain policies with
amendments.
Policy EQ1 (Climate Change) Policy was not prescriptive but sought to
encourage/support sustainable forms of development. Does not
reference undeveloped land or food production. It is considered that
in connection with the Council declaring a ‘Climate Change Emergency’
policy provisions should be a requirement not just encouraging /
supporting sustainable developments. The policy needs to be revised
and the wording needs to be clearer on policy requirements. (See
paragraph 91).
Policy EQ3 (Rural Development) sets out the strategy for managing
new development in the rural area outside of settlement boundaries
Supports proposals for agriculture and related development which
help sustain existing agricultural enterprises. Policy could be amended
to refer to food production and new agricultural development.
EQ5 (Biodiversity) recognises the importance of protecting sites for
biodiversity and the need to identify local ecological networks. Need to
refer to biodiversity net gain.
Policy EQ8 (Green Infrastructure) details requirements for
protecting/enhancing GI including wildlife corridors. Refers to climate
change and flood risk management and allotments. (See paragraph
73).
Policy EQ11 (Flood Risk Management) includes reference to
development reinstating the natural floodplains, retaining
watercourses and SUDS “making use of the role that trees, woodland
and other green infrastructure can play in flood alleviation and water
quality control.” (see paragraph 91).
Policies could be strengthened to recognise the role of undeveloped
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land.

Give substantial weight to the value of using suitable
brownfield land within settlements for homes and other
identified needs, and support appropriate opportunities to
remediate despoiled, degraded, derelict, contaminated or
unstable land.

NPPF Para
120

75.

76.

Promote and support the development of under-utilised land NPPF Para
and buildings.
120

Results: - Broadly in line with NPPF – retain policies with
amendments
Policy E5 (Regenerating an Industrial Legacy) identifies a number of
constrained employment sites and encourages their redevelopment.
Some of which are within settlements. The policy is likely to need an
update to the list of sites to reflect any recent development.
Policy H1 (Location of Housing Development) sets out how housing
provision will be facilitated, how housing supply will be monitored and
where the council will give consideration to approving other
sustainable housing sites. Includes specific reference to “Promoting
the effective reuse of land by encouraging housing development
including redevelopment, infill, conversion of existing dwellings and
the change of use of existing buildings to housing, on all sites suitable
for that purpose.” Policy could specifically refer to brownfield land.
Policy EQ10 (Pollution Control and Unstable Land) states the Council
will protect people and the environment from unsafe, unhealthy and
polluted environments by ensuring new developments avoid potential
adverse effects or effects are mitigation. Wording could be changed to
more weight to the value of improving despoiled, degraded, derelict,
contaminated or unstable land.
Results: - Broadly in line with NPPF – retain policies with
amendments
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Policy S1 (Sustainable Development Principles) sets the broad
principles for sustainable development that frame the more specific
policies in the Local Plan. It covers a wide range of matters to support
sustainable communities including making effective use of land,
buildings and brownfield land.
Policy E5 (Regenerating an Industrial Legacy) identifies a number of
constrained employment sites and encourages their redevelopment.
The policy is likely to need an update to the list of sites to reflect any
recent development.
Policy H1 (Location of Housing Development) Includes specific
reference to “Promoting the effective reuse of land by encouraging
housing development including redevelopment, infill, conversion of
existing dwellings and the change of use of existing buildings to
housing, on all sites suitable for that purpose.” Does not refer to
support the development of under-utilised land and buildings.
Wording could be changed.
Support opportunities to use the airspace above existing
residential and commercial premises for new homes.

NPPF Para
120

Residential development in town centres is not covered in Policy CF1.
In order to comply with the NPPF, the policy would benefit from
wording promoting housing on upper floors in primary shopping areas
and other parts of the town centre where vitality and viability of the
centre would not be jeopardised. (For full policy analysis see
paragraph 39 of this document). Policy H1 does not refer to airspace
above existing properties. Consideration needs to be given as to
whether this would be appropriate in the Plan area.

77.

78.

Results: - Not in line with NPPF – needs revising

Reflect changes in the demand for land.

NPPF Para
122

Results: - Broadly in line with NPPF
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Policy S3 (Strategic Housing Land Development) states housing
delivery will be in accordance with a Housing Implementation Strategy
reviews of the SHLAA and progress monitored in the Annual
Monitoring Report (AMR).
Policy S4 (Maintaining and Enhancing an Economic Base) states the
provision of employment land and floorspace will be monitored
annually.
Policy H1 (Location of Housing Development) states the Council will
monitor housing delivery through the AMR and its housing trajectory.
Chapter 7 details how the Plan will be implemented and monitored
including monitoring indicators and targets.
Policies could include details of which monitoring indicators would
lead to consideration of a review of polices if there was a change in the
demand for land.
See paragraphs 12, 15, 55, 71, 80

79.

Support development that makes efficient use of land, taking NPPF Para
into account the need for different types of housing and
124
other forms of development, local market conditions, the
availability and capacity of infrastructure and services, the
character and setting of the area, and the importance of
securing well-designed, attractive and healthy places.

Results: - Not in line with NPPF – needs revising

80.

Avoid homes being built at low densities where there is an
NPPF Para
existing or anticipated shortage of identified housing needs, 125
and where appropriate include the use of minimum density
standards. Area-based character assessments, design guides,
design codes and masterplans are appropriate tools to use to
help to ensure land is used efficiently while also creating
beautiful and sustainable places.

Whilst the Plan supports the effective use of land (see paragraph 71)
there is no reference to minimum density standards in the Plan or
considering density levels in relation to housing delivery. Also,
consideration would need to be given to the use of area-based
character assessments, design guides, design codes and masterplans,
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where appropriate.

81.

Design
Set out a clear design vision and provide maximum clarity
NPPF Para
about design expectations through the preparation of design 127, 128 &
codes or guides consistent with the National Design Guide
129
and National Model Design Code, and which reflect local
character and design preferences. Design codes and guides
can either form part of a plan or be supplementary planning
documents.

82.

Results: - Broadly in line with NPPF – retain policy with amendments
Policy EQ6 (Design and Place Making) requires all development to be
well designed and of a high quality that responds positively to both its
environment and the challenge of climate change, whilst also
contributing to local distinctiveness and sense of place.
Monitoring of Policy EQ6 shows that it is a key policy for assessing the
impact of the development on residential amenity, the surrounding
area and where appropriate the host building as part of planning
applications and subsequent appeals.
The importance of design standards is emphasised in the new NPPF.
The creation of high-quality buildings and places is ‘fundamental’ to
what the planning and development process should achieve. Revised
NPPG has also recently been published as well as a national design
guide.
It would be appropriate to amend the policy to further reflect the
strength of wording set out in the NPPF.
Additional references around increased densities (para 130c), health
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and well-being (para 130f) and outstanding or innovative design (para
134b) and possibly enabling increased use of electric vehicles by
designing in charging points into new schemes (para 112) would be
beneficial to reflect latest national policy and advice from
Environmental Health regarding air quality. Also making it clear that
bad design will be refused as per NPPF para.134. Reference to the
National Design Guide would be appropriate in supporting text and the
use of design codes requires consideration.
Ensure that developments will function well and add to the
NPPF Para
overall quality of the area, are visually attractive as a result of 130
good architecture, layout and appropriate and effective
landscaping, are sympathetic to local character and history,
including the surrounding built environment and landscape
setting, establish or maintain a strong sense of place,
optimise the potential of the site to accommodate and
sustain an appropriate amount and mix of development, and
create places that are safe, accessible and inclusive.

Results: - Broadly in line with NPPF – retain policy with amendments

Results: - Broadly in line with NPPF – retain policy with amendments

84.

Ensure new streets are tree-lined, that opportunities are
taken to incorporate trees elsewhere in developments, that
appropriate measures are in place to secure the long-term
maintenance of newly-planted trees, and that existing trees
are retained wherever possible.

85.

Green Belt

83.

NPPF Para
131

Policy EQ6 (Design and Place Making) covers these points but to
further strengthen the wording, would benefit from the amendments
listed above.

Policy EQ9 (Trees, woodland and hedgerows) – policy currently
requires new developments where appropriate to provide tree
planting and soft landscaping including where possible the
replacement of any trees that are removed at a ratio of 2:1. The policy
would require amending to include a reference to tree lined streets
and measures to secure the long-term maintenance of newly planted
trees.
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N/A (No new Green Belt areas proposed in the plan).

86.

Ensure proposals for new Green Belts demonstrate why
NPPF Para
development management policies would not be adequate, 139
any major changes in circumstances to warrant the creation
of a new Green Belt, the consequences for sustainable
development, the need for Green Belt to support adjoining
areas, and how new Green Belt would meet other objectives
of the Framework.

N/A (No new Green Belt areas proposed in the plan). It is not known
at this stage whether a review of green belt boundaries will be
necessary for a future plan.

87.

Establish the need for any changes to Green Belt boundaries, NPPF Para
having regard to their intended permanence in the long
140
term, so they can endure beyond the plan period. Even when
exceptional circumstances are demonstrated strategically to
take land out of the Green Belt, it is still necessary to
demonstrate that exceptional circumstances exist at the site
level.

N/A (No new Green Belt areas proposed in the plan). It is not known
at this stage whether a review of green belt boundaries will be
necessary for a future plan.

88.

Give first consideration to land which has been previouslyNPPF Para
developed and/or is well-served by public transport,
141 & 142
including increasing density within town and cities centres.
Set out the ways in which the impact of removing land from
the Green Belt can be offset through compensatory
improvements to the environmental quality and accessibility
of remaining Green Belt land.

89.

Where Green Belt boundaries are being defined, they should NPPF Para
be clearly outlined and be consistent with the plan’s strategy 143
for meeting identified requirements for sustainable
development.

N/A (No new Green Belt areas proposed in the plan). It is not known
at this stage whether a review of green belt boundaries will be
necessary for a future plan.

90.

Climate change, flooding and coastal change
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Take a proactive approach to mitigating and adapting to
NPPF Para
climate change, taking into account the long-term
153
implications for flood risk, coastal change, water supply,
biodiversity and landscapes, and the risk of overheating from
rising temperature.

91.

C. Record your assessment results

Results: - Not in line with NPPF – retain policy with amendments
It is considered that in connection with the Council declaring a Climate
Change Emergency policy provisions should be strengthened reflect
the priority the Council has regarding climate change.
Policy S1 (Sustainable Development Principles) sets the broad
principles for sustainable development that frame the more specific
policies in the Local Plan. It covers a wide range of matters to support
sustainable communities and tackle climate change including making
effective use of land, buildings and brownfield land, landscape
character, the natural and historic environment, transport, energy
efficiency, renewable energy, flood risk. However, some national
policy requirements have evolved since Policy S1 was prepared. These
include a stronger emphasis on setting minimum density standards
and good design and climate change.
Policy EQ1 (Climate Change) approach based on the energy hierarchy.
States the Council will adopt strategies to mitigate and adapt to
climate change, will plan new development in locations and ways that
reduce carbon emissions and will adopt the principles in the energy
hierarchy. Policy was not prescriptive but sought to
encourage/support sustainable forms of development. The policy
needs to be revised to ensure it is more effective. Although it is not a
strategic policy, it is still an extremely significant part of the response
to the climate change emergency. The wording needs to be clearer on
policy requirements. To assist with this, the Council will use the
Derbyshire Climate Change guidance note and assessment tool
metrics. These are due for completion in Summer 2022. They have

56

May 2022

A. NPPF Requirement

B. NPPF
Paragraph
Reference

C. Record your assessment results

been prepared by the Climate Change and Planning Officer sub group
of Vision Derbyshire. The guidance note will provide an evidence base
to inform the development of local plan policy. The note identifies
opportunities for the future policy to be both more aspirational and
specific than contained in the current Local Plan and the metrics is an
assessment tool to indicate the degree development proposals have
included climate change mitigation.
EQ5 (Biodiversity) recognises the importance of protecting sites for
biodiversity and the need to identify local ecological networks. Policy
does not refer to biodiversity net gains. (Refer to paragraph 98 of this
document for details of evidence base work going forward).
Policy EQ8 (Green Infrastructure) details requirements for
protecting/enhancing GI including wildlife corridors. Refers to climate
change and flood risk management and allotments. (See paragraph
73).
Policy EQ11 (Flood Risk Management) includes reference to
development reinstating the natural floodplains, retaining
watercourses and SUDS “making use of the role that trees, woodland
and other green infrastructure can play in flood alleviation and water
quality control.” (see paragraph 94).
Support appropriate measures to ensure the future resilience NPPF Para
of communities and infrastructure to climate change
153
impacts.

As above.

92.

As above.

93.

Increase the use and supply of renewable and low carbon
energy and heat by providing a positive strategy for energy
from these sources, identifying suitable areas for renewable

NPPF Para
155
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NPPF Para
160 & 161

Results: - Broadly in line with NPPF – retain policies with
amendments

and low carbon energy sources, and identifying opportunities
for development to draw its energy supply from
decentralised, renewable or low carbon energy supply
systems and for co-locating potential heat customers and
suppliers.
Manage flood risk from all sources and apply a sequential,
risk based approach to the location of development.

Policy S1 (Sustainable Development Principles) a strategic policy
requiring (amongst other things) that all new development addresses
flood risk mitigation / adaptation, ensuring for example that
sustainable drainage systems are considered at the outset within
proposals (and to comply with legislative requirements).

94.

Policy EQ11 (Flood Risk Management) manages flood risk by only
permitting development within areas at risk from flooding if it passes
the sequential test (as per the NPPF) and the most vulnerable parts of
the development are located in the areas of lowest risk, where
necessary an exception test demonstrates that the proposed
development can be accommodated with an acceptable degree of
safety, a site specific FRA shows the site is adequately protected from
flooding / the scheme has adequate flood defences or flood risk
management measures, it does not damage or inhibit existing flood
defence and flood risk management structures / measures and will not
cause or worsen flooding on the site or elsewhere. Culverting of a
watercourse will not normally be permitted, wherever possible SUDS
will be expected to contribute towards wider sustainable
considerations.
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Policy EQ11 is broadly in line with retained position of NPPF except:
•
Amend section on SUDS to express that these will be expected
“where appropriate”, or similar to reflect NPPF para 168 which
requires that major developments should incorporate suds (unless
inappropriate).
The policy doesn’t specify any thresholds and states where possible.
Also refers to technical guidance to NPPF which has now been
replaced by the NPPG so this needs updating.
Policy could expand on surface water run off.

95.

Steer new development to those areas with the lowest risk of
flooding from any source. If this is not possible, the exception
test may have to be applied, informed by the potential
vulnerability of the site and of the development proposed.
Where this is the case, sites needs to demonstrate that the
development would provide wider sustainability benefits
outweighing the flood risk and that the development would
be safe for its lifetime without increasing flood risk elsewhere
(and where possible will reduce flood risk overall).

NPPF Para
As above. Ensure that this is integrated into Policy EQ11.
162, 163,
164 and
NPPF Annex
3

96.

Avoid inappropriate development in vulnerable areas and
not exacerbating the impacts of physical changes to the
coast.

NPPF Para
171

97.

Natural environment

98.

Contribute to and enhance the natural and local environment NPPF Para
by protecting and enhancing valued landscapes, sites of
174

N/A High Peak is not a coastal area.

Results: - Broadly in line with NPPF – retain policy with amendments
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Policy EQ2 (Landscape Character) sets out how the Council will seek to
protect, enhance and restore the landscape character of the plan area
for its own intrinsic beauty and for its benefit to the economic,
environmental and social well-being of the Borough.
Most of the policy wording is in line with NPPF, however the word
‘restore’ does not appear in the NPPF 21 (or 2012 version). NPPF Para
174 – refers to ‘protect and enhance ‘only.
The word ‘restore’ was added at the time the Borough Council was
working with Derbyshire Dales on a joint plan. Suggest deletion of this
due to non-conformity with NPPF.
NPPG (Natural Environment)
Paragraph: 036 Reference ID: 8-036-20190721 makes reference to the
cumulative impacts of development on the landscape needing to be
considered carefully. Perhaps this could be emphasised more in the
policy and / or supporting text?
Consider reflecting Historic Environment Landscape Character more in
the policy.
Policy EQ5 (Biodiversity) sets out to conserve the biodiversity and
geological resources of the Plan Area by conserving and enhancing
sites of international, European, and national importance and
encouraging development to include measures to contribute positively
to the overall biodiversity of the Plan Area.
Policy broadly in line with retained position of NPPF except:
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NPPF para 180b states SSSI development should not normally be
permitted except where the benefits of the development in the
location proposed clearly outweigh both its likely impact, and any
broader impacts on the national network of Sites of Special Scientific
Interest; however current EQ5 does not state this exception. The
policy needs to clarify when SSSI development would be acceptable.
Para 174d states all decisions should minimise impacts on and provide
net gains for biodiversity; current EQ5 does not goes as far as this.
Policy could specify net gains in biodiversity expected in all schemes
(even in advance of new Environment Act).
Para 180c states development whose primary objective is to conserve
or enhance biodiversity should be supported – current EQ5 does not
specify this.
The Council has recently invited Derbyshire Wildlife Trust to
commission a Biodiversity Strategy for the High Peak area. This will
identify a list of sites within High Peak Borough which are considered
optimal for the provision of off-site biodiversity net gain and provide
recommendations for the wording of policies, such as for site
allocations in a future Local Plan.

99.

Plans should: distinguish between the hierarchy of
NPPF Para
international, national and locally designated sites, take a
175
strategic approach to maintaining and enhancing networks of
habitats and green infrastructure, and plan for the
enhancement of natural capital at a catchment or landscape
scale across local authority boundaries.

Results: - Broadly in line with NPPF – retain policy with amendments
Policy EQ5 (Biodiversity) distinguishes between the hierarchy of
international, national and locally designated sites.
Policy EQ8 (Green Infrastructure) details requirements for
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protecting/enhancing GI including wildlife corridors. Refers to climate
change. States we will work with partners to map GI network including
ecological networks.
NPPF (2021)
•
Para 175 states that plans should take a strategic approach to
maintaining and enhancing networks of habitats and GI.
Planning Practice Guidance
•
Strategic policies should identify location of existing/proposed
GI & policies for their protection/enhancement
•
Policies should be informed by GI Strategies which identify
existing provision & any gaps.
The Environment Act 2021 requires biodiversity gain of at least 10% to
be a condition of planning permission in England. This 10% gain must
be calculated using the Secretary of State’s biodiversity metric.
The policy is broadly in line with NPPF. References to air quality (NPPF
para 186)/healthy lifestyles, climate change (NPPF para 154) &
biodiversity. GI projects could be used as offsite biodiversity net gain.
Need to prepare a GI Strategy
GI needs to be referenced in the Strategic policies. Sub Area policies
with details from new GI Strategy or details of existing GI.
100.

Great weight should be given to National Parks, the Broads
and the Areas of Outstanding Natural Beauty. The scale and

NPPF Para
176

Results: - Broadly in line with NPPF – retain policy with amendments
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extent of development within these designated
areas should be limited. Development within their setting
should be sensitively located and designed to avoid or
minimise adverse impacts on the designated areas.

C. Record your assessment results

Policy S1 (Sustainable Development Principles) – bullets 4 and 5
cover taking account of the Peak District character in terms of
landscape, townscape, roles and settings of different areas and
settlements in the High Peak and protecting and enhancing
surrounding areas including the PDNP.
Policies S5, S6, S7 (Glossopdale, Central Area and Buxton sub-area
strategies) – wording to ensure that development protects and / or
enhances the landscape character and the setting of the PDNP.
Policy EQ2 (Landscape Character) – requires that development
proposals protect and / or enhance the character, appearance and
local distinctiveness of the landscape and landscape setting of the
PDNP.
Policy wording would benefit from amendment to use the words
‘avoid or minimise adverse impacts’ within the policy in line with NPPF
wording.

101.

102.

Conserve the special character and importance of Heritage
Coast areas.

NPPF Para
178

Identify, map and safeguard components of local wildlife-rich NPPF Para
habitats and wider ecological networks, promote the
179
conservation, restoration and enhancement of priority
habitats, ecological networks and the protection and
recovery of priority species, and identify and pursue
opportunities for securing measurable net gains for
biodiversity.

N/A (no coast in High Peak)
Results: - Broadly in line with NPPF – retain policy with amendments
Policy EQ8 (Green Infrastructure) details requirements for
protecting/enhancing GI including wildlife corridors. Refers to climate
change. States we will work with partners to map GI network including
ecological networks. Need to prepare a GI Strategy.
Policy EQ5 (Biodiversity) Para 174d states all decisions should
minimise impacts on and provide net gains for biodiversity; current
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C. Record your assessment results

EQ5 does not go as far as this. The Environment Act 2021 requires
biodiversity gain of at least 10% to be a condition of planning
permission in England. This 10% gain must be calculated using the
Secretary of State’s biodiversity metric. Any new Local Plan policy
would need to reflect this.
Ensure that a site is suitable for its proposed use taking
account of ground conditions, any risks arising from land
instability and contamination, and the likely effects of
pollution on health, living conditions and the natural
environment.

103.

NPPF Para
183 & 185

Results: - Broadly in line with NPPF – retain policy with amendments
Policy EQ10 – (Pollution Control and Unstable Land) protects people
and the environment from unsafe, unhealthy and polluted
environments by controlling developments deemed to result in air
pollution, pollution of watercourses / groundwater, noise / vibration,
light intrusion, land contamination or other nuisance. It also requires
that sites are suitable for their proposed use by taking account of
ground conditions and land instability.
Policy broadly in line with retained position of NPPF except:
 Amend to reflect circumstances within which development
harm to nature conservation sites may be justified.


The policy states “The Council will not permit any proposal that
has an adverse effect on a European site” – however para 180
NPPF sets out the limited circumstances this may be
acceptable. Note that recent case law from the EU Court of
Justice (People Over Wind and Sweetman v Coillte Teoranta
etc) clarify a position in relation to the requirement for
appropriate assessment under the Habitats Directive when
screening environmentally harmful schemes.
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Sustain and contribute towards compliance with relevant
limit values or national objectives for pollutants, taking into
account the presence of Air Quality Management Areas and
Clean Air Zones, and the cumulative impacts from individual
sites in local areas.

NPPF Para
186

The policy could reference Ground Water Protection Zones
[paras 153/174(e) NPPF refers to consideration of water
supply].

Results: - Broadly in line with NPPF – retain policy with amendments
Policy EQ10 – (Pollution Control and Unstable Land) protects people
and the environment from unsafe, unhealthy and polluted
environments by controlling developments deemed to result in air
pollution, pollution of watercourses / groundwater, noise / vibration,
light intrusion, land contamination or other nuisance. It also requires
that sites are suitable for their proposed use by taking account of
ground conditions and land instability.

104.

NPPF para 186 refers to Air Quality Management Areas / Clean Air
Zones and policies should reflect them. The Council has designated 2
AQMAs with associated action plans in the Borough. Therefore, this
policy (or a standalone policy) will need to be updated to clarify the
extent of the designations; applicable limit values; and relevant policy
actions pertaining to future development within them.
Ensure that new development can be integrated effectively
with existing businesses and community facilities.
105.

NPPF Para
187

Results: - Broadly in line with NPPF – retain policy with amendments
This is covered in Policy EQ6 ‘Design and Place Making’ which includes
wording stating:
“…Requiring that development achieves a satisfactory relationship to
adjacent development and does not cause unacceptable effects by
reason of visual intrusion, overlooking, shadowing, overbearing effect,
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noise, light pollution or other adverse impacts on local character and
amenity”.
106.

Historic Environment
Set out a positive strategy for the conservation and
enjoyment of the historic environment, including heritage
assets most at risk through neglect, decay or other threats.

107.

NPPF Para
190

Results: - Broadly in line with NPPF – retain policy with amendments
Policy EQ7 (Built and Historic Environment) sets out how the Council
will conserve heritage assets in a manner appropriate to their
significance taking into account the desirability of sustaining and
enhancing their significance and ensuring that development proposals
contribute positively to the character of the built and historic
environment in accordance with the sub-area strategies (S5, S6 and
S7). Particular protection is given to designated and non-designated
heritage assets and their settings. The policy wording is in line with
NPPF para 190. However, the policy would benefit from some
amendments to reflect other paragraphs in the historic environment
chapter of the NPPF.
NPPF para 192 states that LPA’s should maintain or have access to a
‘historic environment record. This should contain up-to-date evidence
about the historic environment in their area’. Mention Historic
Environment record in policy or supporting text.
The terms ‘substantial harm’ and ‘less than substantial harm’ are not
fully explained in the policy. Consider amending this / cross
referencing to NPPF paras 201, 202.
The policy refers to ‘local list of buildings of architectural or historic
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interest’. Need to update reference in policy and evidence base.
Check list of Article 4 directions included in policy is still current.
Mention HAZ funding for Buxton in supporting text.
It is considered that the policy may benefit from being stripped back to
include High Peak specific references only with a cross reference to the
NPPF to cover national policy as this in an area covered in detail within
the NPPF.
108.

Minerals

109.

Provide for the extraction of mineral resources of local and
national importance.

NPPF Para
210

N/A (Derbyshire County Council and Derby City Council are responsible
for waste and minerals plan preparation in Derbyshire (excluding the
Peak District National Park)).

N/A

110.

Take account of the contribution that substitute or secondary NPPF Para
and recycled materials and minerals waste would make to
210
the supply of materials, before considering extraction of
primary materials.

111.

Safeguard mineral resources by defining Mineral
Safeguarding Areas and Mineral Consultation Areas.

NPPF Para
210

N/A

NPPF Para
210

N/A

112.

Encourage the prior extraction of minerals, where practical
and environmentally feasible, if it is necessary for nonmineral development to take place.

113.

Safeguard existing, planned and potential sites for: the bulk
transport, handling and processing of minerals, the

NPPF Para
210

N/A
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manufacture of concrete and concrete products and the
handling, processing and distribution of substitute, recycled
and secondary aggregate material.

N/A

114.

Set out criteria or requirements to ensure that permitted and NPPF Para
proposed operations do not have unacceptable adverse
210
impacts on the natural and historic environment or human
health
Recognise that some noisy short-term activities, which may
otherwise be regarded as unacceptable, are unavoidable to
facilitate minerals extraction

NPPF Para
210

N/A

115.

N/A

116.

Ensure that worked land is reclaimed at the earliest
NPPF Para
opportunity, taking account of aviation safety, and that high- 210
quality restoration and aftercare of mineral sites takes place.
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