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Executive Summary
AECOM has been commissioned to undertake an independent site assessment for the Belper
Neighbourhood Plan on behalf of the Belper Neighbourhood Plan Steering Group.
The Belper Neighbourhood Plan Steering Group has made good progress in undertaking the initial
stages of preparation for the Neighbourhood Plan, and it is now looking to ensure that key aspects of
its proposals will be robust and defensible. In this context, the Steering Group has asked the national
DCLG funded support programme to undertake an independent and objective assessment of the sites
that are available for housing for inclusion in the Neighbourhood Plan.
The Local Planning Authority for the Neighbourhood Plan area is Amber Valley Borough Council.
Amber Valley Borough Council is preparing a new Local Plan, which will set out a vision and a
framework for the future development of the borough up to 2028. The Local Plan will include policies
and proposals to address needs and opportunities in relation to housing, the economy, community
facilities and infrastructure, as well to safeguard the environment. The draft local plan includes a site
allocation for 65 dwellings over the plan period.
In addition to allocating sufficient land to contribute to the housing numbers proposed in the draft
Local Plan, the Belper Neighbourhood Plan Steering Group are keen to take a proactive approach to
development in the Neighbourhood Plan area to secure additional homes along with community
infrastructure, protect and enhance the natural environment and open spaces, and ultimately support
the vitality of the Town.
In the context of the above, the purpose of the site assessment is therefore to produce a clear
appraisal of the suitability of each of the sites available for potential housing development within the
Belper Neighbourhood Plan area.
Sites considered through the appraisal
Eleven sites have been considerd through the site assessment, listed below in Table 1.1. The location
of the sites is presented in Figure 1.2.
Following the completion of the site assessment, it is considered that two sites are most appropriate
for shortlisting by the Belper Neighbourhood Plan Steering Group for taking forward for housing
through the Belper Neighbourhood Plan. This is due to the suitability of the sites to deliver housing,
their location and accessibility, their availability, and the limited number of environmental constraints
present (see Table 1.1).
In addition to these sites, five further sites are potentially suitable for taking forward for the purposes of
the Neighbourhood Plan. However, these sites have more significant constraints which would need to
be addressed prior to allocation.
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Table 1.1: Sites considered within the appraisal and their suitability for the purposes of the
Neighbourhood Plain
Name
Name

Size
Size

Appropriate for taking forward for the purposes
of the Neighbourhood Plan?
Appropriate for taking forward for the purposes of
the Neighbourhood Plan?

Site 1: Abru/Derwentside Site

6.05 ha

No

Site 2: Ada Belfield Care Home

0.7 ha*

Potentially

Site 3: Babington Hospital

2.93 ha*

Potentially

Site 4: Belper Library

0.18 Ha*

Potentially

Site 5: Lander Lane

0.15 ha

No

Site 6: Milford Mill

2.82 ha

Potentially

4.1 ha

Potentially

Site 8: South Derwent Street (part)

(0.35 ha)

No

Site 9: North Mill and East Mill

1.47 ha

Potentially

Site 10: West Mill

1.96 ha

Potentially

Site 7: North Derwent Street

Site 11: Dalton / Fuchs Warehouse
and Stable Block

0.4 ha

Potentially

Next steps
Sites to be taken forward for the purpose of the Neighbourhood Plan will be considered and chosen by
the Belper Neighbourhood Plan Steering Group on the basis of:


The findings of this site assessment;



Responses received during consultation on proposed sites;



The scope for the sites to meet identified infrastructure needs of the community;



Viability studies; and



The extent to which the sites support the vision and objectives for the Neighbourhood Plan.

This process will be incorporated within the next stages of development for the Neighbourhood Plan in
conjunction with engagement with landowners, Amber Valley Borough Council and other stakeholders.
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Figure 1.1 – Neighbourhood Plan Area
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1.
1.1

Introduction
Background

AECOM has been commissioned to undertake an independent site appraisal for the Belper
Neighbourhood Plan on behalf of Belper Neighbourhood Planning Steering Group. The work
undertaken was agreed with the Parish Council and the Department for Communities and Local
Government (DCLG) in July 2017.
The Belper Neighbourhood Plan Steering Group have made good progress in undertaking the initial
stages of preparation for the Neighbourhood Plan, and are now looking to ensure that key aspects of
its proposals will be robust and defensible. In this context, the NP Steering Group have asked AECOM
to undertake an independent and objective assessment of the sites that have been identified as
potentially suitable for housing and/or employment for inclusion in the Neighbourhood Plan.
It should be noted that the group is also seeking to establish viability issues for selected sites. A
separate viability study is being undertaken by AECOM as part of another technical support package.
Links will be made between these two separate studies as appropriate.

1.2

Local Plan context for the Neighbourhood Plan

The Neighbourhood Plan, which will cover the parish area of Belper (see Figure 1.1 above), is being
prepared in the context of the emerging Amber Valley Local Plan. The Local Plan will replace the
existing adopted Local Plan (2006).
The emerging Local Plan sets out a strategy for delivering housing and employment needs across the
Borough. Belper is identified as a key settlement that will need to deliver housing to meet local needs.
No specific housing target is identified in the emerging Local Plan (pre submission version, November
2017). Only one site is proposed for allocation which is on greenfield land at Belper Lane (65
dwellings). However, a Housing Needs Assessment for Belper undertaken by AECOM identified a need
of 1360 dwellings between 2011-2028. 418 dwellings have been completed and a further 275
committed up to 2017, which leaves an indicative unmet need for the Plan area of 667.
The NP Steering Group are seeking to support suitable housing and employment growth to help meet
the housing target in the emerging Local Plan, as well as indicative local needs. A range of site options
have already been tested through the SA of the emerging Local Plan. Given that these have been
rejected through the Local Plan-making process (with the exception of land at Belper Lane), it is not
considered necessary or appropriate to re-consider these sites in the Neighbourhood Plan. However,
the steering group has identified a variety of brownfield sites that it believes could be suitable for
development.
The purpose of the site appraisal is therefore to produce a clear assessment as to whether the
identified sites are suitable, available and viable for development. Those that are found to be
deliverable could be allocated in the Neighbourhood Plan. .

1.3

Sites considered through the site appraisal

The Belper Neighbourhood Plan Steering Group are keen to take a proactive approach to development
in the Neighbourhood Plan area to secure additional community infrastructure, protect and enhance
the natural environment and open spaces, and ultimately support the vitality of the settlement. Given
the lack of housing allocations in the emerging Local Plan, it is considered that the NP can help to
deliver housing on appropriate sites. The group is keen to explore the credentials of a brownfield-led
strategy, as it considers there are ample opportunities for redevelopment, without requiring the loss of
greenfield land.
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To help deliver these further aspirations, the Neighbourhood Plan Steering Group were offered
technical support to consider potential sites within the Belper Neighbourhood Plan area which have
been identified by the group as potentially suitable.
The site options are a combination of brownfield sites that have been identified within the SHLAA, as
well as those sites that the steering group has local knowledge of (but which are not yet recorded in
the SHLAA).
This process resulted in eleven sites being taken forward for the purposes of the site appraisal
process, listed below; with their location within the Neighbourhood Plan area shown in Figure 1.2.

Name

Size

Site 1: Abru/Derwentside Site

6.05 ha

Site 2: Ada Belfield Care Home

0.7 ha* / 0.48ha

Site 3: Babington Hospital

2.93 ha*

Site 4: Belper Library

0.18 ha*

Site 5: Landers Lane

0.15 ha

Site 6: Milford Mill

2.82 ha

Site 7: North Derwent Street

4.1 ha

Site 8: South Derwent Street (undeveloped part)

(0.35 ha)

Site 9: North Mill and East Mill

1.47 ha

Site 10: West Mill

1.96 ha

Site 11: Dalton / Fuchs Warehouse and Stable Block

0.4 ha

*Indicative site boundary – needs to be established.
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Figure 1.2 – Location of Assessed Sites
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2.

Methodology for the site appraisal

2.1

Introduction

Site selection and allocations is one of the most contentious aspects of planning, raising strong
feelings amongst local people, landowners, builders and businesses. It is important that any selection
process carried out is transparent, fair, robust and defensible and that the same criteria and thought
process is applied to each potential site. Equally important is the way in which the work is recorded and
communicated to interested parties so the approach is transparent and defensible.
The approach undertaken to the site appraisal is based primarily on the Government’s National
Planning Practice Guidance (NPPG) (Housing and Economic Assessment of Land Availability)1
published in 2014 with ongoing updates, which contains guidance on the assessment of land
availability and the production of a Strategic Housing Land Availability Assessment (SHLAA) as part of
a local authority’s evidence base for a Local Plan.
Although a Neighbourhood Plan is at a smaller scale than a Local Plan, the use of clear criteria for the
assessment of sites for housing is still appropriate. This includes an assessment of whether a site is
suitable, available and achievable.
In this context, the methodology for carrying out the site appraisal is presented below.

2.2

Task 1: Development of site assessment pro-forma

Prior to carrying out the appraisal, site appraisal pro-formas were developed. The purpose of the proforma is to enable a consistent evaluation of each site through the consideration of an established set
of parameters against which each site can be then appraised.
The assessment pro-forma enables a range of information to be recorded, including the following:


Background details on the site;



Existing land uses;



Surrounding land uses;



Site characteristics;



Site planning history;



Suitability;



Accessibility;



Environmental considerations;



Community facilities and services;



Heritage considerations;



Flood risk;



Existing infrastructure;



Land ownership; and



Site availability.

1

GOV UK (2014): ‘Housing and Economic Land Availability Assessment’ [online] available to access via:
<https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment> last accessed [08/03/17]
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2.3

Task 2: Initial desk study

The second task involved conducting a desk study for each of the sites, obtaining the preliminary
information needed to complete the pro-formas and highlighting areas which should be examined in
more detail during the subsequent site visit (Task 3).
Information was sought from a variety of sources including:


Amber Valley Borough Council GIS datasets and SHLAA data



Derbyshire County Council GIS datasets



Belper Neighbourhood Plan Steering Group information documents / background studies
relating to the sites

Site owners were contacted (if details were known) to seek to establish:


Availability of the sites



Plans for development



Factors that may affect viability and deliverability.

2.4

Task 3: Site visit

After the completion of the initial desk study, a site visit to the Neighbourhood Plan area was
undertaken by two members of the AECOM Neighbourhood Planning team on Wednesday 20th
September 2017. The purpose of the site visits was to evaluate the sites ‘on the ground’ to support the
site appraisal, in addition to gaining a better understanding of the context and nature of the
Neighbourhood Plan area.

2.5

Task 4: Consolidation of results

Following the site visit, further desk-based research was carried out to validate the findings of the visit
and to enable the results of the site appraisal to be consolidated.
Section 4 of this report presents a summary of the site appraisals for each of the twelve sites in the
Neighbourhood Plan area, with the completed pro-forma for each site available to view in Appendix 1.
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3.

Indicative housing capacity

For sites that involve a planning application / permission, the indicative housing capacity has been
established based upon the details in the relevant planning application(s).
For sites that do not have any associated planning application / permission, the indicative housing
capacity for each of the sites, where possible, has been calculated using the methodology outlined
below. In some cases, if the site boundary is unclear or the development potential is unknown a
capacity figure has not been provided.
In terms of housing density, the methodology assumes a density of 30 dwellings per hectare (dph) for
all sites. This figure does not necessarily equate to the amount of land that is suitable for development,
as, for larger sites, land needs to be allocated for non-housing uses, for example community facilities
and open space (the net development area).
To address this, the methodology provides ratios to calculate the net housing density based on the
size of sites. The approach is based on the notion that: the bigger the site, the more land that needs to
be put over for non-housing uses. The ratios are provided below in Table 3.1.
Table 3.1: Net Housing Density
Area

Gross to net ratio standards

Net Housing Density

Up to 0.4 ha

90%

30

0.4 ha to 2 ha

80%

30

2 ha to 10 ha

75%

30

Over 10 ha

50%

30

The indicative numbers of dwellings for each site is shown in Table 3.2 below, and have been calculated
by AECOM using the above methodology (unless already established through a planning permission /
application). It should be noted that these densities are for comparative purposes, and for a number of
sites, the indicative number generated might not be achievable due to the presence of significant
environmental constraints (i.e. its location within a flood zone, or topographical barriers). For other
sites, a higher density figure may be achievable should the most appropriate form of development be
flats for example.

Prepared for: Belper Neighbourhood Plan Steering Group

AECOM
6

Belper Neighbourhood Plan

Table 3.2: Indicative number of dwellings for each site within the Neighbourhood Plan area
Name
Site 1: Abru/Derwentside Site

Size

Indicative Number of Dwellings

6.05 ha

136 (planning permission)

0.7 ha*

17 (estimate)

0.48ha (smaller site)

13 (estimate)

Site 3: Babington Hospital

2.93 ha*

Unknown

Site 4: Belper Library

0.18 Ha*

Unknown

Site 5: Lander Lane

0.15 ha

13 Dwellings (planning permission)

Site 6: Milford Mill

2.82 ha

69 (planning permission)

4.1 ha

107 (planning permission)

Site 8: South Derwent Street (part)

(0.35 ha)

Unknown

Site 9: North Mill and East Mill

1.47 ha

Unknown

Site 10: West Mill

1.96 ha

Unknown

Site 2: Ada Belfield Care Home

Site 7: North Derwent Street

Site 11: Dalton / Fuchs Warehouse
and Stable Block

0.4 ha

Unknown

*indicative site boundary
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4.
4.1

Summary of site appraisals: Belper
Site 1: Abru/Derwentside site

Site Development Potential
The site has planning permission and demolition works are already underway. It is considered likely
that development will progress on site within the permission period.
Key Constraints
The site has mixed accessibility to services and facilities. Whilst there is good access to a bus stop
and employment opportunities, the site is not ideally located with regards to schools, the town centre
or open space.
There are no major environmental or infrastructure constraints on this site.
Recommendations
The site already has planning permission, with demolition underway. Given that works have been
initiated, it is considered likely that development will occur within the planning permission period. For
this reason, the site is included within the Council’s housing trajectory as a ‘commitment’.
There is no scope for further development on site, as the undeveloped areas of land relate to
landscape / ecological buffers.
It is therefore considered unnecessary to allocate this site in the Neighbourhood Plan.
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4.2

Site 2: Ada Belfield Care Home

Site Development Potential
The smaller site would be suitable for housing development due to its accessibility to the town centre
and its relationship with the built-up urban environment. Given the layout and nature of the site, it is
likely to support approximately 13 dwellings.
Though the smaller site is currently in use, it will likely become vacant once the new care home is built
at Derwent Street. It is probable that the site will be made available for development by the owner
(Derbyshire County Council), but it is unclear at this time when this would be.
The neighbourhood plan steering group have identified that a larger site could be developed by
incorporating adjacent residential land. However, this parcel of land is privately owned so it is unlikely
to be readily available for development.
Key Constraints
There are no critical environmental or infrastructure constraints on site.
The site is next to the main railway lines that pass through Belper, therefore issues regarding noise
would have to be mitigated by any future development of the site.
Recommendations
Given that the site will become vacant and is largely in the ownership of Derbyshire County Council, it
could potentially become available for redevelopment. There are relatively few constraints, and the site
is accessible to facilities and services. Therefore, the site is considered potentially suitable for
allocation to help support housing growth in Belper. Given the central location the site could be
suitable for a mix of uses. Higher density housing, with a small amount of retail and parking space may
be an efficient use of the land.
However, there is a need to establish an appropriate site boundary, to confirm when the site will be
available and to explore viability. The viability study ought to look at whether development is viable
and whether there are plans for the site to be sold / developed (including consideration of the
additional piece of privately owned residential land).
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4.3

Site 3: Babington Hospital

Site Development Potential
The site is a key brownfield site within Belper with good access to facilities and services. There are no
major planning reasons that the site would not be suitable. However, no uses for the site (once the
hospital activities have ceased) have been identified, and it is therefore unclear whether the site is
available for development, or when it might be.
Key Constraints
There is potential for negative effects on heritage assets, as buildings could be lost or their setting
affected. However, development of the site could potentially help to protect the heritage assets, but
this would be dependent upon design and layout, for example the retention of important buildings,
open space and complementary design.
Almost the entire site falls within flood Zone two, whilst substantial parts of the site also fall within Flood
Zone 3 and is therefore a potential site constraint. Housing uses are likely to be unsuitable on areas of
the site that are at significant risk of flooding.
Recommendations
Overall, the site is potentially suitable for allocation to help support redevelopment of the hospital site.
However, this is dependent on South Derbyshire Clinical Commissioning Groups decision to sell the
site after the hospital is relocated. There are also major risks of flooding on parts of the site that could
present constraints to housing development.
Therefore, there is a need, to confirm when the site will be available and to explore viability. The
viability study ought to look at whether development is viable and whether there are plans for the site
to be sold / developed. This will need to take account of flood risk constraints, and the likelihood that
a wholly residential development may be unsuitable.
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4.4

Site 4: Belper Library

Site Development Potential
The site is in single ownership, and will become vacant once the new library and care complex is
completed at Derwent Street. It is probable that the owners Derbyshire County Council would seek to
sell or develop the site for alternative uses. However, further detail about availability, development
interest and potential uses needs to be established.
Key Constraints
The site has relatively few constraints and is well located in the urban area in terms of access to
facilities and services. There is an existing point of access from Bridge Street,
Recommendations
Site to be taken forward for consideration in the Neighbourhood Plan. The site is suitably located for
housing or mixed use development. The existing building could be retained and converted to flats.
Availability of the site for redevelopment should be established.
The AECOM viability study should indicate the viability of the site for redevelopment.
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4.5

Site 5: Lander Lane

Site Development Potential
The site has planning permission for residential development for 13 dwellings. There are no known
ownership or deliverability issues, and therefore it ought to have good potential for delivery.
Key Constraints
The steep nature of the site affects access options for the site.
There are no key environmental or infrastructure constraints on the site.
Recommendations
It is considered unnecessary to allocate the site in the neighbourhood plan. It is small scale, and
already has planning permission that will last until 2020.
The site has been counted as part of committed development in Amber Valleys Housing Projections
(within the emerging Local Plan).
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4.6

Site 6: Millford Mill

Site Development Potential
The site has planning permission for residential development, for 69 dwellings. The site is allocated in
the AV local Plan 2006 as a mixed use development opportunity area.
Though the site is suitable in principle for a housing development, there are several constraining
factors that may be holding back development.
Key Constraints
The site is not ideally located in sustainability terms regarding access to services and facilities.
Flood risk on site presents an issue for development that will need to be managed.
There are designated heritage assets on site which could be affected by development.
Recommendations
Though the site currently has planning permission, there is a long history of no movement in terms of
initiating development. It is therefore considered beneficial to consider the viability of the site and
potentially allocate the site in the Neighbourhood Plan to set out a long-term commitment to the
redevelopment of this site for mixed use or housing development.
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4.7

Site 7: North Derwent Street

Site Development Potential
The site has planning permission for 107 homes and is allocated as a mixed use development area in
the existing and emerging Local Plan (ED3). The site is relatively flat, and there are not known to be any
ownership or deliverability issues.
Key Constraints
The site falls within flood zone 2 and partially within flood zone 3.
Part of the site falls within the greenbelt.
Recommendations
Though the site has planning permission for 107 homes, no development has taken place yet.
Support for mixed-use development in the neighbourhood plan may therefore be appropriate to
ensure that there is direction for the site over the longer term. However, this site is already identified as
a mixed-use development opportunity in the emerging Local Plan (ED3) and the existing Local Plan.
Development on this site may result in a reduction in traffic along Derwent Street, as the site is
currently used as a car park throughout the day which the development proposals look to remove;
therefore there is the possibility to reduce the traffic flow at the Bridge Street/Derwent Street junction.
The Neighbourhood Plan could seek to establish the principles for development on this site to build
upon / complement the emerging Local Plan. Allocation in the Neighbourhood Plan could also provide
a degree of ‘security’ and provide a short term strategy for the site, should the process for
commencing work on the site be postponed or abandoned. Therefore, it is recommended that the
group look at viability options for the site.
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4.8

Site 8: South Derwent Street (part)

Site Development Potential
The site has outline planning permission. It is also allocated as a mixed-use development area in the
emerging Local Plan.
Key Constraints
The site has good accessibility to services and facilities. However large parts of the site fall within
flood zone 2. There may also be amenity concerns for potential housing development due to
surrounding uses.
Recommendations
The majority of this site benefits from planning permission, and works have already started. There is a
clear commitment to development on the site, and this is likely to be completed within the next year.
The ‘unallocated’ parcel of land within this broader area falls within flood zone 2, and was identified as
being more suitable for retail in the outline planning permission.
The site is already allocated as a mixed use development area in the emerging Local Plan (ED3).
For the reasons discussed above, it is considered unnecessary to take the site forward for inclusion in
the Neighbourhood Plan. Residential development is not considered to be the most appropriate use
for the site.
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4.9

Site 9: North Mill and East Mill and Strutt House
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Site Development Potential
The site is allocated as a mixed-use development opportunity area in the emerging Local Plan.
The site is in need of major investment to make it deliverable. In particular, the east mill site would
require works to make the building safe.
The land owner has not indicated any plans for development at this stage. Due to the level of
investment required to make the site deliverable, there is uncertainty at this stage whether the site will
come forward for development in the plan period.
Flats would be the most appropriate use of the mill complexes (as part of a mixed use development)
given the limited land availability for one-three storey housing and the need to retain the character of
the existing buildings.
Key Constraints
The site falls almost entirely within flood zone 2 with large parts within flood zone 3. There will therefore
be a need to consider the most appropriate uses for ground floor as well as mitigating flood risk.
Access to the site will need to be determined, and car parking may be limited.
The site is well located in terms of services and facilities.
Recommendations
The site has been allocated in the emerging Local Plan as a mixed use development opportunity (ED1).
The Neighbourhood Plan could seek to establish the principles for development on this site to build
upon / complement the emerging Local Plan. Allocation in the Neighbourhood Plan could also provide
a degree of ‘security’ and provide a short term strategy for the site, should the process for adopting a
Local Plan be delayed.
The viability study may provide guidance on the deliverability of the mill complex, as it is likely to need
substantial investment for it to come forward.
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4.10

Site 10: West Mill

Site Development Potential
The site unexpectedly became vacant in 2017. Though the owners have not indicated any plans for
development, it is considered suitable for mixed-use or wholly residential development.
Site access is likely to be achievable, given that there was frequently used access for business use.
The site is allocated as a mixed-use development area in the emerging Local Plan, which sets an
appropriate framework to encourage development.
Key Constraints
The site falls almost entirely within flood zone 2 with large parts within flood zone 3. There will therefore
be a need to consider the most appropriate uses for ground floor as well as mitigating flood risk.
There are no other major environmental or infrastructure constraints.
The site has broadly good accessibility to services and facilities.
Recommendations
The site has been allocated in the emerging Local Plan as a mixed use development opportunity (ED2).
The Neighbourhood Plan could seek to establish the principles for development on this site to build
upon / complement the emerging Local Plan. Allocation in the Neighbourhood Plan could also provide
a degree of ‘security’ and provide a short term strategy for the site, should the process for adopting a
Local Plan be delayed. Therefore, it is recommended that the group explore the viability of potential
development mixes on the site.
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4.11

Site 11: Dalton / Fuchs Warehouse and Stable Block

Site Development Potential
Parts of the site have previously been granted planning permission for leisure (budget hotel) and
housing (two dwellings). This suggests that the site is broadly suitable in planning terms and there is
some market interest. However, uncertainty remains about the potential of redeveloping the former
warehouse building.
Key Constraints
The site has broadly good access to services and facilities, though it is not within ideal walking
distance of a primary school.
The are no major environmental constraints.
Though the site contains listed buildings, development would be more likely to lead to an
enhancement of these assets provided that they were retained as part of development.
Recommendations
The site is broadly suitable for development, and is relatively free from constraints. However, due to
the need to retain the character of the existing buildings, there is a need to explore the viability of
development. The site is therefore potentially suitable for allocation.
Due to the character of the buildings and their prominent position in the town, uses that will retain the
buildings would be most suitable. This could include residential flats and / or leisure uses.
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5.
5.1

Conclusions
Conclusions and recommendations

This site assessment has considered the eleven sites in the Belper Neighbourhood Plan area put
forward for consideration by the Belper Town Council. These have been evaluated using the
consistent criteria presented in the pro-forma developed by AECOM.

5.2

Development sites to take forward for the purposes of the
Belper Neighbourhood Plan

Eight sites are considered to be potentially suitable to take forward for the purposes of the
Neighbourhood Plan (see Table 5.1). Whilst broadly suitable in terms of sustainability, there are
uncertainties about availability and viability that need to be explored.
Table 5.1: Suitability of sites for the purposes of the Belper Neighbourhood Plan
Name

Size

Appropriate for taking forward for the
purposes of the Neighbourhood Plan?

Site 1: Abru/Derwentside Site

6.05 ha

No

Site 2: Ada Belfield Care Home

0.7 ha* / 0.48ha

Potentially

Site 3: Babington Hospital

2.93 ha*

Potentially

Site 4: Belper Library

0.18 Ha*

Potentially

Site 5: Lander Lane

0.15 ha

No

Site 6: Milford Mill

2.82 ha

Potentially

4.1 ha

Potentially

Site 8: South Derwent Street (part)

(0.35 ha)

No

Site 9: North Mill and East Mill

1.47 ha

Potentially

Site 10: West Mill

1.96 ha

Potentially

Site 7: North Derwent Street

Site 11: Dalton / Fuchs Warehouse
and Stable Block

0.4 ha

Potentially

It is considered that those sites that already have planning permission and where development is
underway do not need to be allocated in the Neighbourhood Plan. This includes Site 5 ‘Lander Lane’
and Site 1 ‘Abru/Derwentside; site’. Both of these sites are included in the committed development
figures for the Councils most recent housing trajectory.
Though the group have identified that parcels of land remain at some development sites
(Abru/Derwentside and Derwent Street South), these are not considered suitable for allocation in the
Plan. The land at Abru/Derwentside relates to landscape and ecological buffers and other nondevelopment land, whilst at Derwent Street South the remaining parcel of land falls within flood zone 2
and is considered more suitable for retail.
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Three sites in the plan may be suitable for development, but are already allocated within the existing
Local Plan and the emerging Local Plan as ‘mixed-used development areas’ (North and East mill, West
Mill and Derwent Street North). It is considered that these allocations provide the strategic policy
background to allow for these sites to be developed. However, the Neighbourhood Plan could add
value by establishing design principles for the sites. This would then allow the Neighbourhood Plan
policies to carry weight in case the emerging Local Plan is not adopted or if a reserved matters
application is not submitted for Derwent Street North within the three years of the original applications
decision date (as per the condition 1on the decision notice, dated 9th June 2015) which would in turn
invalidate the current application.
As identified in table 5.1, several sites have been identified as potentially suitable for development.
Whilst these sites are suitably located with few constraints, there are still uncertainties about
deliverability.
Given that none of the sites assessed are considered immediately suitable for allocation, either
because of constraints or because the sites are already allocated in the Local Plan or have planning
permission, an alternative approach would be to show all of the sites on a plan as ‘aspirations’ or
projects, with policies associated with the sites, should they come forward for development. The sites
could then be monitored over time and potentially allocated in future reviews of the Neighbourhood
Plan if the situation has changed. It is also a way of communicating with landowners and potential
developers the community aspirations for the site.
The Neighbourhood Plan Steering Group has requested a viability study from Locality, which is
currently being undertaken by AECOM. It is recommended that sites that are potentially suitable for
allocation in the NP are explored further in the viability study to identify whether they are likely to be
deliverable.
It is possible that a Strategic Environmental Assessment will need to be undertaken in support of the
Neighbourhood Plan. Should this be the case, the information within this site assessment report can
help to inform the SEA both in terms of options appraisals and in identifying targeted site specific
Neighbourhood Plan policies to address the elements raised relating to environmental constraints and
accessibility.

5.3

Next steps

This report presents a proposed shortlist of sites to potentially take forward through the
Neighbourhood Plan.
Sites to be taken forward for the purposes of the Neighbourhood Plan will be considered and chosen
by the Belper Neighbourhood Plan Steering Group on the basis of:


The findings of this site appraisal;



Responses received during consultation on proposed sites;



The scope for the sites to meet identified infrastructure needs of the community, including
through Community Infrastructure Levy contributions;



Viability studies; and



The extent to which the sites support the emerging Vision and Objectives for the Neighbourhood
Plan.

This process will be incorporated within the next stages of development for the Neighbourhood Plan in
conjunction with engagement with landowners, Amber Valley Borough Council and other stakeholders.
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Appendix A Completed Site Appraisal Pro-formas
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Site Assessment Proforma

General information
Site Reference / name

Abru/Derwentside Industrial Site

Site Address (or brief description
of broad location)

Derwent Industrial Site, Derby Road, Belper

Current use

The site is currently being demolished and cleared of existing industrial
buildings for development of 136 dwellings on 3.57ha of the site (the
developable area).

Proposed use (in Neighbourhood
Plan)

Not identified yet. Wish to use the remaining land (undeveloped areas
within the outline planning permission) for further development.

Gross area (Ha)
Total area of the site in hectares

6.05 ha

SHLAA site reference (if
applicable)

N/A

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Current planning application submitted and granted by Amber Valley
Council.

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

The owners, Tapton Estates, were granted permission on 25/7/17 for
demolition and clearance of existing buildings and development of 136
dwellings on 3.57 ha of the site (AVA/2017/0374). Clearance of the site is
being carried out.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed
Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Greenfield

Brownfield

Mixture

Unknown



The owners, Tapton Estates, were granted permission on
25/7/17 for demolition and clearance of existing buildings and
development of 136 dwellings on 3.57 ha of the site
(AVA/2017/0374). Clearance of the site is being carried out.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)
Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within

Adjacent

Outside

Unknown


Yes
Yes, there is suitable access. Planning permission was
granted for proposed main vehicular entrance off Derby
Road.
Yes
Allocated in Amber Valley Local plan 2006 as Business
and industrial area ER4.

Environmental Considerations

Questions

Assessment
guidelines

Observations and
comments

Is the site within or adjacent to the following
policy or environmental designations:





Yes
Green Belt
Area of Outstanding Natural Beauty (AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)

Adjacent/nearby

No = Site does not fall within
any designations.

No

Flood risk
To what extent id the site at risk of fluvial and
surface water flooding?
High risk – Flood zone 3 or not defended or at high
risk from surface water flooding.
Moderate risk – Flood zone 2 or is defended from
flooding up to and including a 100 year event or
located in an area that could be at flood risk in the
future (as indicated on SFRA climate change map)
Neutral - Plan option or site development would be
located in areas of low flood risk (Flood Zone 1) and
not in an area at high risk of surface water flooding

High risk
Medium risk
Neutral

Neutral = Provided surface
water is attenuated there are
no major concerns.
The site falls within flood
zone 1.

Landscape
Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or
townscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
(e.g. in built up area);

Low sensitivity to
development
Medium sensitivity to
development
High sensitivity to
development

Low sensitivity to
development = Well
screened, and already built
out. Development more likely
to enhance.

No loss
Some loss
Loss of grade 1 or 2
land

No loss of agricultural land

High sensitivity: Development would be within an
area of high quality landscape or townscape
character, and/or would significantly detract from
local character. Development would lead to the loss
of important features of local distinctiveness- without
the possibility of mitigation.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Comments
Limited or no impact or no
requirement for mitigation

Directly impact and/or
mitigation not possible
Some impact, and/or
mitigation possible
Limited or no impact or
no requirement for
mitigation
Enhancement /
protection

The site lies within the Derwent Valley
Mills world heritage buffer Zone.
The conclusion of Amber Valleys
Conservation Consultation is as follows:
…”Whilst the continued use of the site
for manufacturing and employment
purposes would be preferable to
preserve the industrial character of the
town, it is considered that the change to
residential use would not harm the
setting of the Belper and Milford
Conservation Area’’.

Taken from the HCA (AECOM) 2017

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre /
convenience / food shop

Bus Stop

Primary School

Distance
(metres)

Observations and comments

<400m
400-800m
>800m
>1200m

>800m = 1.1km to local shops (Morrison’s)

<400m
400-800m
>800m
>1200m

<400m = 150m to regular bus service (Sixes
6.1, 6.2, 6.3, 6.4) to Derby (roughly 4 an
hour) 170m Matlock (Sixes 6.3) and
Bakewell (to hourly Bus Service to Ripley
(Sixes 6.2), Openwoodgate (sixes 6.4),
Sixes 6.1). 1.5km to Belper Train Station

<400m
400-800m
>800m
>1200m

>1200m = 1.8km to Belper Long Row
Primary School. However, Derbyshire
County Council has stated there is no space
to expand the school premises due to the
site being land locked by surrounding

development.
Secondary School

Open Space / recreation facilities

<1600m
1600-3900m
>3900m

1600-3900m = 2.8km to Belper School
and Sixth form centre

>800m = 0.8km to Rugby Club,

<400m
400-800m
>800m
>1200m

1.4km to Belper Park,
1.8 km to football Club and
2.4km to The River Gardens, Belper

GP / Hospital / Pharmacy

Cycle route

Footpath

Key employment site

400-800m = 0.6km to Babington hospital
<400m
400-800m
>800m

(due to leave in the next year),
1.4km to Riversdale GP (Reached
maximum capacity and there is no physical
space to expand the site due to being land
locked by surrounding development) and
1km to Closest pharmacy (Morrison’s)

<400m
400-800m
>800m

<400m = Derwent Valley designated cycle
route runs from Derby to Matlock along
Derby road, 50m from the site.

<400m
400-800m
>800m

<400m = 50m to closest footpath on
Derby Road

<400m
400-800m
>800m

<400m = 100m to closest employment
destinations, Derwent Industrial Site on
opposite side of Derby Road.

Other key considerations
Are there any known Tree
Preservation Orders on the
site?

None = There are no TPOs on site.
Several
Few
None
Unknown

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?




SSSI Impact Risk Zone
Site of Importance for
Nature Conservation
Site of Geological
Importance

The Tree Officer confirmed no arboricultural
objections in principle to outline consent being
granted for residential development of this site.

Low
Lies within SSSI impact risk zone, however type of
development doesn’t trigger the need for further
consideration alongside Natural England.
High/medium/Low/
Unknown

The nearest statutory nature conservation
designation is Belper Parks Local Nature Reserve,
1.4km North East of the site.
Nearest SSSI is Ambergate and Ridgeway Quarries,
which is situated approximately 4.6km north-east of
the site, Designated for their geological interest rather
than nature conservation interest.

Public Right of Way
Yes/No

No =There are no existing pubic rights of way on site

Existing social or community
value (provide details)

Yes/No

No

Is there potential for
sterilisation of minerals
resources?

Yes / No

No = None likely to be present given previous
industrial use.

Is the site likely to be affected
by any of the following?

Yes

No

Ground Contamination
(Y/N/Unknown)

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

Comments

X

No issues identified at outline
planning stage, but further ground
exploration required.

X

Planning permission granted, no
serious site constraints that would
have an impact on development.

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient
Coalescence
Development would result in
neighbouring settlements
merging into one another.
Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes/ No

Yes/ No
Site already built-up. Change of use unlikely to lead to coalescence.

Yes/ No
Site already built-up. Previous employment units did not contribute
positively to the character of the settlement.

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.



No

Comments
Planning permission granted for 136
dwellings on site and currently being cleared
for development.

Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?



Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?

No.

0-5. due to outline planning permission
granted and demolition underway. There is
also commitment to a reserved matters
application within two years.



The group has expressed a desire to understand whether the ‘remaining areas
of land’ could be developed, and potentially reserved for employment use.
However, the undeveloped land is primarily related to a landscape / biodiversity
buffer, which is an integral part of the planning application and associated
conditions. There is no further developable land available for development.
The applicants have agreed to a reduced timeframe of 2 years for a reserved
matters application to be submitted rather than the longer standard time period
of 3 years demonstrating a commitment in the site being delivered expediently
given the Council’s current inability to demonstrate a 5 year supply of housing
land.

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints
The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

136 residential dwellings have been grated planning
permission on the site. This ought to form part of the
‘committed development’ for the Plan area.
-

Planning permission been granted therefore site
deemed appropriate for development by AVC.
Site designated for business and industrial use
within 2006 Amber Valley Local Plan.
Allocation in the NP is considered unnecessary,
but could provide ‘contingency’ should the
planning permission lapse. The site would be
suitable for housing or employment, but a mixed
use may be less suitable given the site layout
and constraints.

Site Assessment Proforma

General information
Site Reference / name

Belper Care Home

Site Address (or brief description
of broad location)

Ada Belfield Care Home, Field Lane.
NB: There is no formal site boundary identified – the figure above is an
indicative area.

Current use

Residential Care Home, including adjacent residential property with garden/land
and area of land to the rear that is used for car parking.

Proposed use (in Neighbourhood
Plan)

Not identified yet. Site could become available within the year, suitable
brownfield site for development.

Gross area (Ha)
Total area of the site in hectares

0.7 hectares (indicative area on figure above). Approximately 0.48ha excluding
adjacent privately owned residential property/land.

SHLAA site reference (if
applicable)

Not available.

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Identified by Neighbourhood Planning Group as potentially suitable for housing
development.

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount unit)

No. However, completion of the work on the new care home and library
complex (see Derwent Street South) will signal the closure of the existing
Belper Library and Ada Belfield Care Home. The residential property and
land near the railway is currently privately owned, but may become
available in the future for development, to create a larger prime site close
to the Town Centre.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

Outside

Unknown



No

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within

Adjacent


Yes
Yes, there is suitable vehicle access to serve the sites
current use. This could potentially be adapted / widened
to support development of new uses.
Yes
No

Environmental Considerations

Questions

Assessment
guidelines

Observations and
comments

Is the site within or adjacent to the following
policy or environmental designations:





Yes
Green Belt
Area of Outstanding Natural Beauty (AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)

Adjacent/nearby
No

No – Site is not within or
adjacent to any designated
sites. (Same applies for
adjacent privately owned
land)

Flood risk
To what extent id the site at risk of fluvial and
surface water flooding?
High risk – Flood zone 3 or not defended or at high
risk from surface water flooding.
Moderate risk – Flood zone 2 or is defended from
flooding up to and including a 100 year event or
located in an area that could be at flood risk in the
future (as indicated on SFRA climate change map)

High risk
Medium risk
Neutral

Neutral - Site falls entirely
within Flood Zone 1 (Same
applies for adjacent privately
owned land)

Neutral - Plan option or site development would be
located in areas of low flood risk (Flood Zone 1) and
not in an area at high risk of surface water flooding
Landscape
Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or
townscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
(e.g. in built up area);

Low sensitivity to
development
Medium sensitivity to
development
High sensitivity to
development

Low sensitivity to
development – Site is within
the urban area and does not
form an integral part of the
townscape character. It
ought to be possible to retain
boundary features such as
tree cover. (Same applies for
adjacent privately owned
land)

No loss
Some loss
Loss of grade 1 or 2
land

No loss - No agricultural land
is present on site (which is
largely built up or consisting
of grassed areas). (Same
applies for adjacent privately
owned land)

High sensitivity: Development would be within an
area of high quality landscape or townscape
character, and/or would significantly detract from
local character. Development would lead to the loss
of important features of local distinctiveness- without
the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Taken from the HCA (AECOM) 2016

Comments
Limited or no impact or no
requirement for mitigation

Directly impact and/or
mitigation not possible
Some impact, and/or
mitigation possible
Limited or no impact or
no requirement for
mitigation
Enhancement /
protection

The site sits within the Belper
Conservation Area and is set within the
Derwent Valley Mills World Heritage Site.
There are no designated heritage assets
on or adjacent to the site. The site is
relatively well screened and it ought to
be possible to retain some boundary
trees and vegetation. With good design,
it is unlikely that there would be an effect
on the historic environment.
(Same applies for adjacent privately
owned land)

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre /
convenience / food shop

Distance
(metres)

Observations and comments

<400m
400-800m
>800m
>1200m

<400m = 140m to local convenience shop /
food shop, Belper High Street (Same
applies for adjacent privately owned land)

<400m
400-800m
>800m
>1200m

<400m = 150m to hourly bus service to
Derby (Sevens 7.1), Ripley (Sixes 6.3) and
service to Langley (138) every other hour.
180m to hourly bus services to Ripley (Sixes
6.3), Derby (Sixes 6.X) & service to Nether
Heage (142) every other hour. 300m to
infrequent bus service to Alfreton (142).
400m to Belper Train station
(Same applies for adjacent privately owned
land)

Bus Stop

Primary School

>800m = 850m to Belper Long row primary
<400m
400-800m
>800m
>1200m

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation facilities

<400m
400-800m
>800m
>1200m
GP / Hospital / Pharmacy

Footpath

1600-3900m = 1.6km to Belper School
and Sixth Form Centre
(Same applies for adjacent privately owned
land)

<400m =
300m to Belper Park
850m to Belper river gardens
800m to Belper Rugby Club
800m to football Club
(Same applies for adjacent privately owned
land)

400-800m =
<400m
400-800m
>800m

Cycle route

school. However, Derbyshire County
Council has stated there is no space to
expand the school premises due to the site
being land locked by surrounding
development. This is also 900m to St Johns
C.E. Primary School.
(Same applies for adjacent privately owned
land)

<400m
400-800m
>800m
<400m

700 m to Riversdale GP (Reached
maximum capacity and there is no physical
space to expand the site due to being land
locked by surrounding development). 900m
to Babington hospital (due to leave in the
next year)
600m to Closest pharmacy (Morrison’s)
(Same applies for adjacent privately owned
land)

No data on local cycle routes

<400m

Key employment site

400-800m
>800m

(Same applies for adjacent privately owned
land)

<400m
400-800m
>800m

<400m = 150m to Town Centre, various
employment centres within a closer radius.
(Same applies for adjacent privately owned
land)

Other key considerations
Are there any known Tree
Preservation Orders on the
site?

Several
Few
None
Unknown

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?




SSSI Impact Risk Zone
Site of Importance for
Nature Conservation
Site of Geological
Importance

Low
Lies within SSSI impact risk zone, however type of
development doesn’t trigger the need for detailed
examination of impacts.

High/medium/Low/
Unknown

Is there potential for
sterilisation of minerals
resources?
Is the site likely to be affected
by any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

The nearest statutory nature conservation
designation is Belper Parks Local Nature Reserve,
150m south of the site.
Nearest SSSI is Ambergate and Ridgeway
Quarries, which is situated approximately 3.2km
north-east of the site, Designated for their
geological interest rather than nature conservation
interest.
(Same applies for adjacent privately owned land)

Public Right of Way

Existing social or community
value (provide details)

None
(Same applies for adjacent privately owned land)

Yes / No

No = There are no public rights of way through the
site at present.
(Same applies for adjacent privately owned land)

Yes / No

No = The site has community value as a care
home. However, its loss would only be in response
to new facilities being developed.
(Same applies for adjacent privately owned land)

Yes / No

No = No safeguarded minerals likely to be present
on site.
(Same applies for adjacent privately owned land)

Yes

No

?

X

Comments

Contamination unlikely given current
and previous land uses.

No major constraints.

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

Yes/No
Site is flat in nature.
(Same applies for adjacent privately owned land)

Coalescence
Development would result in
neighbouring settlements
merging into one another.

Yes/No
Site already within the urban area.
(Same applies for adjacent privately owned land)

Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes/No
(Same applies for adjacent privately owned land)

Other (provide details)

/

3.0. Availability
Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?

No

Comments

Site currently used as care home however
work is currently being carried out for a new
care home elsewhere in the Town, therefore
once complete there is the potentially this
site will become available for development.
(The land adjacent is privately owned and
may become available at some point in the
future to create a larger site prime site for
development).



Part of the site contains a house and garden
plot. If this also become available the site
would almost double in size, therefore
development potential would be increased.
However, it is unclear when and whether this
could occur.





Site is due to be vacant within the next year.
However, it is uncertain when a scheme
would come forward, as well as the scale of
the site. (The adjacent privately owned land
is not likely to come forward within the next
year; therefore there is uncertainty on the
time frame for availability).

The indicative site area explored in this assessment contains more than one
land owner, which could affect availability. When looking at the Ada Belfield
site on its own; it may be available for development given that it is in the
ownership of Derbyshire County Council and will no longer be needed as a care
home. For the adjacent privately owned land, the time frame for availability is

even more uncertain, therefore the site may have to be looked at in separate
time frames for availability, with the idea that over time the whole site may
become available for development.

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)

?

This site has minor constraints

?
h

The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

i
Site would be suitable for housing development due kto its
accessibility to the town centre and the nature of theo
surrounding land that forms part of the built up urban
townscape. Given the layout and nature of the site, it is
likely to support approximately 13 dwellings. The larger
site involving privately owned land could potentially
support 17 dwellings

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

-

Suitable once available.
Issues with part of the site being privately owned
and the remaining area owned by Derbyshire
County Council.
Suitable accessibility and linkages to the town.

It is recommended that the smaller site is considered for
housing development in the NP. The existing residential
element of the site ought to be excluded unless there is
interest shown in a larger scheme.

Site Assessment Proforma

General information
Site Reference / name

Babington Hospital Site

Site Address (or brief description
of broad location)

Babington Hospital, Derby Road, Belper

Current use

Babington Hosptial

Proposed use (in Neighbourhood
Plan)

Not identified. Site should become available within the year, suitable
brownfield site for development.

Gross area (Ha)
Total area of the site in hectares

Red line boundary has not been established. Indicative area shown
above of 29.3 ha

SHLAA site reference (if
applicable)

N/A

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Identified by Neighbourhood Planning Group as potentially suitable for
development.

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount unt)

A decision to close Babington Hospital and sell it was made in July 2017
by the South Derbyshire Clinical Commissioning Group. It is not yet clear
whether or not they plan to keep the existing clinic and its car park and
only sell off the Hospital and associated buildings.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

Outside

Unknown



N/A

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)
Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within

Adjacent


Yes
Yes, there is suitable vehicle access to serve the sites
current use.
Yes
No
Site is not allocated in the Local Plan (2006).

Environmental Considerations

Questions

Assessment
guidelines

Observations and
comments

Is the site within or adjacent to the following
policy or environmental designations:





Yes
Green Belt
Area of Outstanding Natural Beauty (AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)

Adjacent/nearby

No

No

Flood risk
To what extent id the site at risk of fluvial and
surface water flooding?
High risk – Flood zone 3 or not defended or at high
risk from surface water flooding.
Moderate risk – Flood zone 2 or is defended from
flooding up to and including a 100 year event or
located in an area that could be at flood risk in the
future (as indicated on SFRA climate change map)

High risk
Medium risk
Neutral

High risk
Almost the entire site falls
within zone two, whilst
substantial parts of the site
also fall within Zone 3.

Neutral - Plan option or site development would be
located in areas of low flood risk (Flood Zone 1) and
not in an area at high risk of surface water flooding
Landscape
Medium sensitivity to
development

Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or
townscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
(e.g. in built up area);

Low sensitivity to
development
Medium sensitivity to
development
High sensitivity to
development

High sensitivity: Development would be within an
area of high quality landscape or townscape
character, and/or would significantly detract from
local character. Development would lead to the loss
of important features of local distinctiveness- without
the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

Site is within the urban area
and already includes built
development. However it is
relatively open, and includes
a number of trees throughout
the site. The site is also
visible from and has views
out towards the surrounding
countryside. Development
therefore has potential for
effects on landscape
character.
The sensitivity is thought to
be moderate, as it ought to be
possible to avoid negative
effects through design,
mitigation and enhancement.

No loss
Some loss
Loss of grade 1 or 2
land

No loss

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Comments
Some impact, and/or mitigation
possible / potential protection
The site sits within the Belper
Conservation Area and is set within the
Derwent Valley Mills World Heritage Site.
The Grade II listed Babington Hospital,
flanked across the road by the former
Edwardian school (now Strutt’s
Community Centre) forms part of the
impressive southern gateway to the
town.

Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Directly impact and/or
mitigation not possible
Some impact, and/or
mitigation possible
Limited or no impact or
no requirement for
mitigation
Enhancement /
protection

The Grade II listed Babington Hospital
contributes to the industrial character of
this area. A former Victorian workhouse
the stone building is 5 storeys in places
and predominant in the surrounding
landscape. Features such as dormers
and turrets in the roof and the separate
Gatehouse building at the entrance add
grandeur and quality to the architecture.
The site is likely to become vacant, at
least in part. Therefore, there would be
potential for the condition of the heritage
assets to deteriorate. The setting of the
site would also be affected.
Development of the site could potentially
help to protect the heritage assets, but
this would be dependent upon design
and layout, for example the retention of
important buildings, open space and
complementary design. The potential for
negative effects also exists, as buildings
could be lost or their setting affected.

Taken from the HCA (AECOM) 2016

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre /
convenience / food shop

Distance
(metres)

<400m
400-800m
>800m
>1200m

Bus Stop

<400m
400-800m
>800m
>1200m
Primary School

Secondary School

Open Space / recreation facilities

<400m
400-800m
>800m
>1200m
<1600m
1600-3900m
>3900m
<400m
400-800m
>800m
>1200m

GP / Hospital / Pharmacy

<400m = 300m to shop (Morrisons)

<400m =10m to half hourly bus service to
Ripley (Sixes 6.2), Hourly service to
Openwoodgate (Sixes 6.4) and Bakewell
(Sixes 6.1) and 30m to frequent bus service
to Derby (Sixes 6.1, 6.3, 6.4) 4 buses an
hour.
650m to Belper Train station

>800m = 850m to Belper Long row Primary
school. However, Derbyshire County
Council has stated there is no space to
expand the school premises due to the site
being land locked by surrounding
development.

1600-3900m = 2.25km to Belper School
and Sixth Form Centre

<400m = 1.2m to Belper river gardens,
1.2km to Belper Park, 150m to Belper
Rugby Club and 600m to football Club /
Tennis Club

<400m = 300m to Closest pharmacy
<400m
400-800m
>800m

Cycle route

Observations and comments

<400m
400-800m
>800m

(Morrison’s) and 550 m to Riversdale GP
(Reached maximum capacity and there is
no physical space to expand the site due to
being land locked by surrounding
development).

<400m = Road outside site follows cycle
route

Footpath

<400m
400-800m
>800m

<400m

Key employment site

<400m
400-800m
>800m

<400m = 600m to Town Centre, various
employment sites within a closer radius

Other key considerations
Are there any known Tree
Preservation Orders on the
site?

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?




SSSI Impact Risk Zone
Site of Importance for
Nature Conservation
Site of Geological
Importance

Several
Few
None
Unknown

None

Low
Lies within SSSI impact risk zone, however type of
development not likely to trigger the requirement for
consultation on impacts.
High/medium/Low/
Unknown

The nearest statutory nature conservation
designation is Belper Parks Local Nature Reserve,
1.2km north-east of the site.
Nearest SSSI is Ambergate and Ridgeway
Quarries, which is situated approximately 4km
north-east of the site, Designated for their
geological interest rather than nature conservation
interest.

Public Right of Way

Yes/No

No

Existing social or community
value (provide details)

Yes/No

No = Though site is a hospital, it is due to close.

Is there potential for
sterilisation of minerals
resources?

Yes/No

No

Is the site likely to be affected
by any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

Yes

No

Comments

?

Unknown. Considered unlikely given
current and previous uses.

X

No constraints.

Characteristics
Characteristics which may affect
development on the site:
Topography:
Flat/ plateau/ steep gradient
Coalescence
Development would result in
neighbouring settlements

Comments

Yes/No
Mostly flat in nature.
Yes/No
Development would be on an existing built up site in the urban area.

merging into one another.

Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

/

3.0. Availability
Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments
A decision to close Babington Hospital and
sell it was made in July 2017 by the South
Derbyshire Clinical Commissioning Group.
It is not yet clear whether or not they plan to
keep the existing clinic and its car park and
only sell off the Hospital and associated
buildings.

?

Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?



None identified.

Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.



No. Site has not been sold, nor have any
plans for development been established.

Any other comments?

/

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints
The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)



Potential housing development capacity
(expressed as dwellings per hectare)

Site could be suitable for housing development Due to its
accessibility to the town centre and the nature of the
surrounding land that forms part of the built up urban
townscape. However, there are substantial parts of the
site at risk of flooding, so the extent of residential
development could be limited.

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

Site could be suitable for development, but availability is
unclear at the moment.
Flood risk presents a constraint and the
sequential/exceptions tests would need to be applied.
Housing development may be limited on the site given
potential flood risk, so capacity is uncertain.
Explore potential for inclusion in the Neighbourhood Plan
to encourage and support suitable development on site
(and to influence layout and design principals). However,
there would be a need to address the issue of flood risk
and suitable uses of land. Employment is more
compatible than residential, though an element of both
may be suitable, including open space in areas at greater
risk of flooding.

Site Assessment Proforma

General information
Site Reference / name

Belper Library

Site Address (or brief description
of broad location)

Belper Library, Bridge Street

Current use

Library / community centre

Proposed use (in Neighbourhood
Plan)

Not identified yet. Site should become available within the year, suitable
brownfield site for development for housing / mixed use.

Gross area (Ha)
Total area of the site in hectares

0.18ha (indicative site boundary).

SHLAA site reference (if
applicable)

N/A

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Identified by Neighbourhood Planning Group.

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount unt)

Completion of the work on the new care home and library complex (see
Derwent Street South) will signal the closure of the existing Belper
Library.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

Outside

Unknown



N/A.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)
Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within

Adjacent


Yes
Yes, there is suitable vehicle access to serve the sites
current use.
Yes
No

Environmental Considerations

Questions

Assessment
guidelines

Observations and
comments

Is the site within or adjacent to the following
policy or environmental designations:





Yes
Green Belt
Area of Outstanding Natural Beauty (AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)

Adjacent/nearby

No = Site does not fall within
any designations.

No

Flood risk
To what extent id the site at risk of fluvial and
surface water flooding?
High risk – Flood zone 3 or not defended or at high
risk from surface water flooding.
Moderate risk – Flood zone 2 or is defended from
flooding up to and including a 100 year event or
located in an area that could be at flood risk in the
future (as indicated on SFRA climate change map)

High risk
Medium risk
Neutral

Neutral = Provided surface
water is attenuated there are
no major concerns.
The site falls within flood
zone 1.

Neutral - Plan option or site development would be
located in areas of low flood risk (Flood Zone 1) and
not in an area at high risk of surface water flooding
Landscape
Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or
townscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
(e.g. in built up area);

Low sensitivity to
development
Medium sensitivity to
development
High sensitivity to
development

Low sensitivity to
development = Well
screened, and already built
out.

High sensitivity: Development would be within an
area of high quality landscape or townscape
character, and/or would significantly detract from
local character. Development would lead to the loss
of important features of local distinctiveness- without
the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

No loss
Some loss
Loss of grade 1 or 2
land

No loss of agricultural land

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Taken from the HCA (AECOM) 2016

Comments
Some impact, and/or mitigation
possible

Directly impact and/or
mitigation not possible
Some impact, and/or
mitigation possible
Limited or no impact or
no requirement for
mitigation
Enhancement /
protection

The site sits within the Belper
Conservation Area and is set within the
Derwent Valley Mills World Heritage Site.
There are no designated heritage assets
on or adjacent to the site.
The site is relatively well screened and it
ought to be possible to retain some
boundary trees and vegetation. With
good design, it is unlikely that there
would be an effect on the historic
environment.

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre /
convenience / food shop

Distance
(metres)

<400m
400-800m
>800m
>1200m

Bus Stop

<400m
400-800m
>800m
>1200m
Primary School

<400m
400-800m
>800m
>1200m
Secondary School

Open Space / recreation facilities

Observations and comments

<400m = 300m to convenience store (Spar
Garage)

<400m = 250m to hourly bus service to
Derby (Sizes 6.1), Parks Estates (Sevens
7.2) and Belper town centre (113),
240m to bus/coach station for nation
Express coaches, 350m to bus services to
Ripley (143) and Alfreton (142) every other
hour and 400m to Belper Train station

<400m = 150m to Belper Long row Primary
school. However, Derbyshire County
Council has stated there is no space to
expand the school premises due to the site
being land locked by surrounding
development.

<1600m
1600-3900m
>3900m

1600-3900m = 2.4km to Belper School

<400m
400-800m
>800m
>1200m

<400m =300m to Belper river gardens,

GP / Hospital / Pharmacy

and Sixth Form Centre

900m to Belper Park, 600m to Belper
Rugby Club and 50m to football Club /
Tennis Club

<400m = 200 m to Riversdale GP
<400m
400-800m
>800m

(Reached maximum capacity and there is
no physical space to expand the site due to
being land locked by surrounding
development), 960m to Babington hospital
(due to leave in the next year) and300m to
Closest pharmacy (Lloyds)

Cycle route

<400m
400-800m
>800m

No Data.

Footpath

<400m
400-800m
>800m

<400m

Key employment site

<400m
400-800m
>800m

<400m = 150m to Town Centre, various
employment centres within a closer radius

Other key considerations
Are there any known Tree
Preservation Orders on the
site?

Several
Few
None
Unknown

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?




SSSI Impact Risk Zone
Site of Importance for
Nature Conservation
Site of Geological
Importance

None

Medium
Lies within SSSI impact risk zone, however type of
development doesn’t meet requirements for
consultation with Natural England on potential
impacts.

High/medium/Low/
Unknown

The nearest statutory nature conservation
designation is Belper Parks Local Nature Reserve,
900m south of the site.
Nearest SSSI is Ambergate and Ridgeway
Quarries, which is situated approximately 3.2km
north-east of the site, Designated for their
geological interest rather than nature conservation
interest.
Effects on designated habitats are unlikely.
However, there are mature trees on and adjacent to
the site that could be affected by development.

Public Right of Way

Yes/No

No =There are no existing pubic rights of way on
site

Existing social or community
value (provide details)

Yes/No

Yes, but replacement facility is being built.

Is there potential for
sterilisation of minerals
resources?

Yes/No

No

Is the site likely to be affected
by any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

Yes

No

X

X

Comments

Unlikely given previous uses.

None.

Characteristics
Characteristics which may affect
development on the site:
Topography:

Comments

Yes/No

Flat/ plateau/ steep gradient

Flat in nature.

Coalescence
Development would result in
neighbouring settlements
merging into one another.

Yes/No
Site within the built up area

Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

/

3.0. Availability
Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

Any other comments?

Comments

Site currently used as a Library for Belper.
However work is currently being carried out
for a new Library elsewhere in the Town.
Once complete there is the potential this site
will become available for redevelopment,

?

Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

No

None known. In single ownership
(Derbyshire County Council)



?

0-5 years? Site is due to be vacant within
the next year, but it is unclear whether it will
be made available for development.

/

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

5 dwellings at 30dpa (estimate)
Flats - unknown
Site would be suitable for housing development due to its
accessibility to the town centre and the nature of the
surrounding land that forms part of the built up urban
townscape.

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

-

Suitable once available.
Suitable accessibility and linkages to the town.
Retention of the library for conversion to flats
may be a suitable use, but it is unknown how
many units would be suitable.

Site Assessment Proforma

General information
Site Reference / name

Former Labour club, Lander Lane

Site Address (or brief description
of broad location)

Lander Lane, Nottingham Road, Belper

Current use

Derelict since 1997

Proposed use (in Neighbourhood
Plan)

Identified as a site for potential housing development

Gross area (Ha)
Total area of the site in hectares

0.15 hectares

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Identified by Neighbourhood Planning Group.

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount unt)

Outline planning permission was granted in January 2017
(AVA/2015/0338) for 13 dwellings but no development has taken place.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated
infrastructure.
Site planning history
Have there been any previous applications
for development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown



0.15 hectare. The former Labour Club. Derelict since 1997.
Outline planning permission was granted in January 2017
(AVA/2015/0338) for 13 dwellings but no development has taken
place. There was a recent indication that it was up for sale.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)
Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)

Within

Adjacent

Outside

Unknown


Yes
Yes, there is vehicle access to the site as stated in the
approved outline planning application.
Yes
No

(provide details)

Environmental Considerations

Questions
Is the site within or adjacent to the following
policy or environmental designations:





Green Belt
Area of Outstanding Natural Beauty (AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)

Assessment
guidelines

Observations and
comments

Yes
Adjacent/nearby

No

No

Flood risk
To what extent id the site at risk of fluvial and
surface water flooding?
High risk – Flood zone 3 or not defended or at high
risk from surface water flooding.
Moderate risk – Flood zone 2 or is defended from
flooding up to and including a 100 year event or
located in an area that could be at flood risk in the
future (as indicated on SFRA climate change map)

High risk
Medium risk
Neutral

Neutral
Site entirely within flood zone
1

Neutral - Plan option or site development would be
located in areas of low flood risk (Flood Zone 1) and
not in an area at high risk of surface water flooding
Landscape
Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or
townscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
(e.g. in built up area);

Low sensitivity to
development
Medium sensitivity to
development
High sensitivity to
development

Low sensitivity to
development

High sensitivity: Development would be within an
area of high quality landscape or townscape
character, and/or would significantly detract from
local character. Development would lead to the loss
of important features of local distinctiveness- without
the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

No loss
Some loss
Loss of grade 1 or 2
land

No loss
Land is within the built up
area.

Heritage considerations

Question
Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Assessment
guidelines
Directly impact and/or
mitigation not possible
Some impact, and/or
mitigation possible
Limited or no impact or
no requirement for
mitigation
Enhancement /
protection

Comments

The site sits within the Belper
Conservation Area and is set within the
Derwent Valley Mills World Heritage Site.
There is one listed building adjacent to
the site: 12-14 Lander Lane (Grade ii)
The planning application suggests that
effects on heritage are unlikely to be
significant.

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre /
convenience / food shop

Distance
(metres)

<400m
400-800m
>800m
>1200m

Bus Stop

Primary School

150m to hourly bus service to Derby
(Sevens 7.1), Ripley (Sixes 6.3) and service
to Langley (138) every other hour.
180m to hourly bus services to Ripley (Sixes
6.3), Derby (Sixes 6.X) & service to Nether
Heage (142) every other hour.
300m to infrequent bus service to Alfreton
(142).
4700m to Belper Train station

850m to Belper Long row primary school.
However, Derbyshire County Council has
stated there is no space to expand the
school premises due to the site being land
locked by surrounding development. The
site is also
900m to St Johns C.E. Primary School.
1200m to Herbett Strutt Primary School –the
current planning application refers to this
primary school being within the school
catchment area.

<1600m
1600-3900m
>3900m

<1600m

<400m
400-800m
>800m
>1200m

<400m

GP / Hospital / Pharmacy

1.59km to Belper School and Sixth Form
Centre.

300m to Belper Park
850m to Belper river gardens
800m to Belper Rugby Club
800m to football Club

400-800m
<400m
400-800m
>800m

Cycle route

180m to local shop (Premier Convenience
Store)

400-800m
<400m
400-800m
>800m
>1200m

Open Space / recreation facilities

<400m

<400m
<400m
400-800m
>800m
>1200m

Secondary School

Observations and comments

<400m
400-800m
>800m

700 m to Riversdale GP (Reached
maximum capacity and there is no physical
space to expand the site due to being land
locked by surrounding development).
900m to Babington hospital (due to leave in
the next year)
600m to Closest pharmacy (Morrison’s)

No data

Footpath

Key employment site

<400m
400-800m
>800m

<400m

<400m
400-800m
>800m

<400m
150m to Town Centre, various employment
centres within a closer radius

Other key considerations
Are there any known Tree
Preservation Orders on the
site?

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?




SSSI Impact Risk Zone
Site of Importance for
Nature Conservation
Site of Geological
Importance

Several
Few
None
Unknown
Low
Lies within SSSI impact risk zone, however type of
development would not be likely to generate
significant effects.
High/medium/Low/
Unknown

The nearest statutory nature conservation
designation is Belper Parks Local Nature Reserve,
150m south of the site.
Nearest SSSI is Ambergate and Ridgeway
Quarries, which is situated approximately 3.2km
north-east of the site, Designated for their
geological interest rather than nature conservation
interest.

Public Right of Way

Yes / No

No

Existing social or community
value (provide details)

Yes / No

No

Is there potential for
sterilisation of minerals
resources?

Yes / No

No

Is the site likely to be affected
by any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

Yes

No

X

X

Comments

No

No constraints.

Characteristics
Characteristics which may affect
development on the site:
Topography:
Flat/ plateau/ steep gradient

Comments

Yes/No
Steep gradient on site, however approved application includes design and
access statement explaining the site constraints and best use of site.

Coalescence
Development would result in
neighbouring settlements
merging into one another.

No
Site already within built up area.

Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes / No
Small scale development in exiting built up area

Other (provide details)

/

3.0. Availability
Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

Any other comments?





Comments

Outline planning permission was granted in
January 2017 (AVA/2015/0338) for 13
dwellings but no development has taken
place. There was a recent indication that it
was up for sale.



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

No

No. Site in single ownership.

0-5 years, as outline planning permission
has been granted.

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints
The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)
Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

13 dwellings on 0.15 hectares.
Suitable for development as outline permission has been
granted.
Potential for 13 dwellings to be built
Considered unnecessary to allocate site given it has been
granted planning permission recently. It also forms part
of the Council’s ‘committed development’ figures.

Site Assessment Proforma

General information
Site Reference / name

Milford Mill

Site Address (or brief description
of broad location)

Land adjacent to the river Derwent and North of Milford Bridge, Belper
DE56.

Current use

Mills available for commercial letting

Proposed use (in Neighbourhood
Plan)

Identified as a potential site for future development (mixed or residential).

Gross area (Ha)
Total area of the site in hectares

2.82 hectares

SHLAA site reference (if
applicable)

NA

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)
Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Site allocated in the Amber Valley Local Plan (2006). Policy ER1d states
that permission will be granted for mixed use development for the site.

Outline planning permission was granted for 69 residential dwellings
(AVA/2006/0297), with conservation area consent (AVA/2006/0300). The
9/9/13 update stated “supported by officers pending S106 for affordable
and resolution of ecology issues”. Development has not been started
despite a report in the Housing Projection Appendix 1 in the draft Local
Plan of completion of 40 units in 2017/18.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown



Outline planning permission was granted for 69 residential
dwellings (AVA/2006/0297), with conservation area consent
(AVA/2006/0300). The 9/9/13 update stated “supported by
officers pending S106 for affordable and resolution of ecology
issues”. Development has not been started despite a report in
the Housing Projection Appendix 1 in the draft Local Plan of
completion of 40 units in 2017/18.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Within

Adjacent

Outside

Unknown


Yes
Yes, there is suitable access. Planning permission granted
for proposed main vehicular entrance off Derby Road.

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Yes
No
Amber Valley Local plan 2006 - POLICY ER1d - relates to
mixed use development on land at Milford mils, Derby
Road. Including up to 70 dwellings will be permitted.

Environmental Considerations

Assessment
guidelines

Questions
Is the site within or adjacent to the following policy or
environmental designations:




Green Belt
Area of Outstanding Natural Beauty (AONB)
National Park
European nature site (Special Area of Conservation or
Special Protection Area)

Yes
Adjacent/nearby
No

Observations and
comments

No = However, site does
contain wooded areas and
is adjacent to a
watercourse

Flood risk
To what extent id the site at risk of fluvial and surface water
flooding?
High risk – Flood zone 3 or not defended or at high risk from
surface water flooding.
Moderate risk – Flood zone 2 or is defended from flooding up to
and including a 100 year event or located in an area that could
be at flood risk in the future (as indicated on SFRA climate
change map)

High risk
Medium risk

Medium risk = Entire site
is within Flood Zone 2.
Some small parts fall
within zone 3.

Neutral

Neutral - Plan option or site development would be located in
areas of low flood risk (Flood Zone 1) and not in an area at high
risk of surface water flooding
Landscape
Is the site low, medium or high sensitivity in terms of
landscape?
Low sensitivity: site not visible or less visible from surrounding
locations, existing landscape or townscape character is poor
quality, existing features could be retained
Medium sensitivity: development of the site would lead to a
moderate impact on landscape or townscape character due to
visibility from surrounding locations and/or impacts on the
character of the location.
(e.g. in built up area);
High sensitivity: Development would be within an area of high
quality landscape or townscape character, and/or would
significantly detract from local character. Development would
lead to the loss of important features of local distinctivenesswithout the possibility of mitigation.
Agricultural Land
Land classified as the best and most
versatile agricultural land (Grades 1,2 or
3a)

No loss
Some loss
Loss of grade 1
or 2 land

Low sensitivity to
development
Medium sensitivity
to development
High sensitivity to
development

Medium sensitivity to
development = The site
is relatively well screened
at eye level, containing
wooded areas that could
most likely be retained.
However, the site falls
within the river valley and
is visible from higher
vantage points. Whilst
there may be effects on
the character of the built
up area / townscape, it
ought to be possible to
mitigate effects
appropriately.

No loss of agricultural land

Heritage considerations

Question
Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Taken from the HCA (AECOM) 2017

Assessment
guidelines
Directly impact and/or
mitigation not possible
Some impact, and/or
mitigation possible
Limited or no impact or
no requirement for
mitigation
Enhancement /
protection

Comments
Some impact, and/or mitigation
possible = The site lies within the
Derwent Valley Mills world heritage site
and within the Milford Conservation
Area. On top of this Milford dyehouse
and chimney are listed heritage assets
on site.

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre /
convenience / food shop

Bus Stop

Primary School

Secondary School

Open Space / recreation facilities

Distance
(metres)

<400m
400-800m
>800m
>1200m
<400m
400-800m
>800m
>1200m
<400m
400-800m
>800m
>1200m
<1600m
1600-3900m
>3900m
<400m
400-800m
>800m
>1200m

GP / Hospital / Pharmacy

Footpath

Key employment site

>1200m = 1.5miles in either direction to
get to Belper/Duffield convenience stores.
Local village shop closed recently.

<400m = 190m to hourly bus service to
Bakewell, Ripley and Openwoodgate
210m to regular bus service to Derby (3/4
times an hour), 450m to Hourly bus service
to Dove Holes, 1.6miles to Duffield Station
and 1.8miles to Belper Train station

<400m = 50m to Milford Primary School

2100m to Ecclesbourne Secondary School
in Duffield.
4500m to Belper secondary school and
sixth form centre.

>1200m = 2.5km to Belper Park,
1.4kmm to Milford Golf Club,
2.3km to Rugby Club and
3.4 km to football Club

>800m = 1.3miles to Appletree Surgery
<400m
400-800m
>800m

Cycle route

Observations and comments

1.8 miles to Riversdale GP (Reached
maximum capacity and there is no physical
space to expand the site due to being land
locked by surrounding development),
1.4miles to Babington hospital (due to leave
in the next year) and 1.5 miles to Closest
pharmacy (Morrison’s)

<400m
400-800m
>800m

<400m = Derwent Valley designated cycle

<400m
400-800m
>800m

<400m = 50m to closest footpath on Derby

<400m
400-800m
>800m

400-800m = 600m to closest employment

route runs from Derby to Matlock along
Derby road, 50m from the site.

Road

destinations

Other key considerations
Are there any known Tree
Preservation Orders on the
site?

Several
Few
None
Unknown

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?




SSSI Impact Risk Zone
Site of Importance for
Nature Conservation
Site of Geological
Importance

Public Right of Way

Unknown

Low
Lies within SSSI impact risk zone, however type of
development doesn’t trigger the need for further
consideration alongside Natural England.

High/medium/Low/
Unknown

The nearest statutory nature conservation
designation is Belper Parks Local Nature Reserve,
2.5km North East of the site.
Nearest SSSI is Ambergate and Ridgeway
Quarries, which is situated approximately 7.6km
north-east of the site, Designated for their
geological interest rather than nature conservation
interest.

Yes/No

No =There are no existing pubic rights of way on
site

Existing social or community
value (provide details)

Yes/No

No

Is there potential for
sterilisation of minerals
resources?

Yes/No

No = None likely to be present given previous
industrial use.

Is the site likely to be affected
by any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

Yes

No

X

X

Comments

No issues identified at outline
planning stage, but further ground
exploration required.

Previous planning permission
indicates not a serious site constraint

Characteristics
Characteristics which may affect
development on the site:
Topography:
Flat/ plateau/ steep gradient
Coalescence
Development would result in
neighbouring settlements
merging into one another.
Scale and nature of development

Comments

Yes/No
Flat in nature due to lying within the valley floor
Yes/No
Site already built-up. Change of use unlikely to lead to coalescence.

Yes/No

would be large enough to
significantly change size and
character of settlement

Site already built-up. Previous employment units did not contribute
positively to the character of the settlement.

Other (provide details)

/

Formatted: Font color: Auto

3.0. Availability
Availability
Yes

No

Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

Outline planning permission was granted for
69 residential dwellings (AVA/2006/0297),
with conservation area consent
(AVA/2006/0300). The 9/9/13 update stated
“supported by officers pending S106 for
affordable and resolution of ecology issues”.
Development has not been started despite a
report in the Housing Projection Appendix 1
in the draft Local Plan of completion of 40
units in 2017/18. Planning application keeps
being extended.



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Any other comments?





Comments

Not known.

0-5. Planning permission granted in 2006
and extended every three years until now.

/

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints
The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)
Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

69 residential dwellings have been grated planning
permission on the site.
-

Planning permission been granted therefore site
appears to be appropriate for development.
Site allocated in 2006 local plan as appropriate
site for development and to deliver homes to
Belper/Milford area.
However, no development has taken place over
a 10 year period, and it is unclear whether there
are factors preventing progress.

Site Assessment Proforma

General information
Site Reference / name

Land to the North of Derwent Street

Site Address (or brief description
of broad location)

North of Derwent Street.

Current use

Derelict site since 2001. Part of the site used as a public car park

Proposed use (in Neighbourhood
Plan)

Though the site already has planning permission, the group consider that
allocation in the Plan for mixed use development could be suitable.

Gross area (Ha)
Total area of the site in hectares

4.1 ha

SHLAA site reference (if
applicable)

AVBC/2008/0050

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Included in the SHLAA, current planning permission on the site for 107
homes. Granted 2015. (AVA/2014/0470)

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

Planning permission has been granted on site, but development is yet to
be started.

Site Photos

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.

Mixture

Unknown



Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Outline planning permission was granted in 2015 for all of the
North (AVA/2014/0470). The land to the North is for 107
houses, despite an extensive public consultation being in favour
of a mixed-use site. A free public car park will be lost when this
is developed. Access to the site will be tricky, particularly with
the top of Derwent Street entering Bridge Street so close to the
traffic lights. Development has not been started.

1. Suitability
Suitability
Is the site:
Within the existing built up
area
Adjacent to and connected
with the existing built up area
Outside the existing built up
area
Does the site have suitable access
or could a suitable access be
provided? (Y/N)
(provide details of any constraints)

Within

Adjacent

Outside

Unknown



Yes = there is suitable access. However, the access at the top of
Derwent Street could be put under a large amount of pressure if a
large volume of traffic starts using this route due to tight access and
poor visibility onto Bridge Street. However, due to planning permission
being previously granted the Council have deemed access
appropriate to accommodate 107 homes.

Is the site allocated for a particular
use (e.g. housing/employment/open
space) in the adopted and/ or
emerging Local Plan? (Y/N/)
(provide details)

Yes / No
Allocated as a mixed use development area in the Local Plan (2006) Policy ER1c.

Environmental Considerations

Questions

Assessment
guidelines

Is the site within or adjacent to the
following policy or environmental
designations:





Observations and comments
Yes = Part of the site falls within the
greenbelt.

Yes
Green Belt
Area of Outstanding Natural
Beauty (AONB)
National Park
European nature site (Special
Area of Conservation or Special
Protection Area)

Adjacent/nearby
No

Flood risk
To what extent id the site at risk of
fluvial and surface water flooding?
High risk – Flood zone 3 or not defended
or at high risk from surface water
flooding.
Moderate risk – Flood zone 2 or is
defended from flooding up to and
including a 100 year event or located in
an area that could be at flood risk in the
future (as indicated on SFRA climate
change map)

High risk
Medium risk

Medium risk = Site falls within flood zone
2 and partially within flood zone 3.

Neutral

Neutral - Plan option or site development
would be located in areas of low flood
risk (Flood Zone 1) and not in an area at
high risk of surface water flooding
Landscape
Is the site low, medium or high
sensitivity in terms of landscape?
Low sensitivity: site not visible or less
visible from surrounding locations,
existing landscape or townscape
character is poor quality, existing
features could be retained
Medium sensitivity: development of the
site would lead to a moderate impact on
landscape or townscape character due to
visibility from surrounding locations
and/or impacts on the character of the
location.
(e.g. in built up area);
High sensitivity: Development would be

Low sensitivity to
development
Medium sensitivity to
development
High sensitivity to
development

Low sensitivity to development = Site is
derelict and overgrown in part.
Development is unlikely to have a
significant effect on landscape character.

within an area of high quality landscape
or townscape character, and/or would
significantly detract from local character.
Development would lead to the loss of
important features of local
distinctiveness- without the possibility of
mitigation.
Agricultural Land
Land classified as the best and most
versatile agricultural land (Grades 1,2 or
3a)

No loss
Some loss
Loss of grade 1 or 2
land

No loss of agricultural land

Heritage considerations

Question
Is the site within or adjacent to
one or more of the following
heritage designations or
assets?








Conservation area
Scheduled monument
Registered Park and
Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Assessment
guidelines

Comments

Some impact, and/or mitigation possible
Directly impact
and/or mitigation
not possible
Some impact,
and/or mitigation
possible
Limited or no
impact or no
requirement for
mitigation
Enhancement /
protection

The site lies within the Derwent Valley Mills world
heritage site.
The site lies within the Belper and Milford
Conservation Area.
The following listed buildings enjoy a visual/setting
relationship with the site, but do not lie within the site
itself:
Chevin View, 1-10 Bridge Street (Grade 2)
Unity Mill, Derwent Street (Grade 2)
Premises of Hexoran Company Limited,
Derwent Street (Grade 2)
Bankfield House, Chevin Road (Grade 2)

Taken from the HCA (AECOM) 2017

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre /
convenience / food shop

Distance
(metres)

Observations and comments

<400m
400-800m
>800m
>1200m

<400m = 330 m to food shop (Iceland)

Bus Stop

<400m
400-800m
>800m
>1200m

<400m = 330m Both directions
Frequency:Hourly service to Derby, Alferton,
Ripey, Langley and 425m to Belper train
Station

Primary School

<400m
400-800m

400-800m = 660m to Belper Long Row
Primary School. However, has no

Secondary School

Open Space / recreation facilities

>800m
>1200m

opportunities to expand due to being land
locked by surrounding development.

<1600m
1600-3900m
>3900m

1600-3900m = 2.25 km to Belper school
and sixth form centre

<400m
400-800m
>800m
>1200m

GP / Hospital / Pharmacy

<400m
400-800m
>800m
Cycle route

Footpath

Key employment site

400-800m = 700m to Belper Town Football
club, could be reduced is application
includes shortcut to FC, 850m to River
Gardens and 900m to Belper Park
<400m = 330 m to Riversdale GP
(Reached maximum capacity and there is
no physical space to expand the site due to
being land locked by surrounding
development)

<400m
400-800m
>800m

No Data.

<400m
400-800m
>800m

<400m = 50m to closest footpath on Bridge
Street

<400m
400-800m
>800m

<400m = 400m to various employment
destinations

Other key considerations
Are there any known Tree
Preservation Orders on the
site?

Several
Few
None
Unknown

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?




SSSI Impact Risk Zone
Site of Importance for
Nature Conservation
Site of Geological
Importance

None = There are no TPOs on site.

Low
Overgrown, but urban in nature so
likelihood minimal.

High/medium/Low/
Unknown

Lies within SSSI impact risk zone, however
type of development doesn’t meet
requirements for consultation with Natural
England.
The nearest statutory nature conservation
designation is Belper Parks Local Nature
Reserve, 550m east-south-east
Nearest SSSI is Ambergate and Ridgeway
Quarries, which is situated approximately
4km north-east of the site, Designated for
their geological interest rather than nature
conservation interest.

Public Right of Way

Yes/No

No =There are no existing pubic rights of
way on site

Existing social or community
value (provide details)

Yes/No

No

Is there potential for
sterilisation of minerals
resources?

Yes/No

No

Is the site likely to be affected
by any of the following?

Yes

No

Comments

Ground Contamination
(Y/N/Unknown)

?

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

X

None know, however full ground
investigation will be undertaken before
development commences.

Power lines cross the site, however
Previous planning permission indicates not
a serious site constraint

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

Yes/No

Coalescence
Development would result in
neighbouring settlements
merging into one another.

Yes/No

Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

The visual experience and quality of the area is enhanced by clear views of
the Chevin Ridge to the west beyond the River Derwent.

3.0. Availability
Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

Comments
Land is available for development as
planning permission has been granted in
2015.



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

No



Not known

0-5. Planning permission granted in 2015
and will expire three years from this date
unless extended or works commence on
site.



Any other comments?

/

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

107 dwellings have been granted planning permission,
including green space etc.

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

The site is suitable for housing development; as
demonstrated by planning permission being granted.
Development on site has not occurred on site yet, and it
may therefore be suitable to allocate the site in the NP to
encourage development should the site permission lapse.
A mixed use scheme may be suitable, but there may be
access issues for larger vehicles onto Derwent street.
The NPG are interested in exploring policy options for the
site that include higher housing density (up to 50 homes)
per hectare for this site. This would result in a larger
housing development capacity for the site; in turn this
could result in greater issues relating to site access if
there are more trips generated as a result of

development. Alternatively, higher densities on the site
could deliver a similar housing number to the current
planning permission, but there would be better scope to
introduce open space and to avoid constraints such as
flood risk.

Site Assessment Proforma

General information
Site Reference / name

Land to the South of Derwent Street (Part)

Site Address (or brief description
of broad location)

Large brownfield site to the south of Dewent Street, within the built up
urban footprint of Belper.

Current use

Derelict site since 2001 when Thorntons left the site. Part of the site is
used for light industrial use.

Proposed use (in Neighbourhood
Plan)

The majority of the site has permission for a new care centre and library.
A small part remains to the west, which the Steering Group consider may
be suitable for redevelopment.

Gross area (Ha)
Total area of the site in hectares

Overall site area = 1.4 ha

SHLAA site reference (if
applicable)

AVBC/2008/0050

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Included in the SHLAA. Planning permission granted for large part of site,
- demolition has commenced.

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

The land to the South has outline planning permission (application
submitted by Derbyshire County Council) for a complex (total 1.4 ha)
encompassing a care home (to replace the Ada Belfield Care Home in
Field Lane, which was built in the 1960’s and is being closed) and library
(to replace the existing one on Bridge Street, formerly a house) together
with a café. Demolition of the old Thorntotn’s factory is currently taking

‘Undeveloped’ part = 0.35ha

place, but the façade will be retained.
The care home/library/café complex will take only a part of the Derwent
Street South site and an outline application AVA/2017/0043, also from
Derbyshire County Council, was approved on 11/4/17. This is for
proposed D1/D2 (non-residential institutions/assembly and leisure)
development, with all matters reserved except for access.
The remaining parts of the site are identified as areas potentially for
parking as well as D1/D2 uses. The bottom corner of the site is identified
as potentially suitable for retail in the outline planning application. It is this
location that the Neighbourhood Planning group consider as potentially
suitable for housing. Derbyshire County Council have stated developers
are actively seeking to develop this land.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed
Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Greenfield

Brownfield

Mixture

Unknown



The land to the South has outline planning permission
(application submitted by Derbyshire County Council) for a
complex (total 1.4 ha) encompassing a care home (to replace
the Ada Belfield Care Home in Field Lane, which was built in
the 1960’s and is being closed) and library (to replace the
existing one on Bridge Street, formerly a house) together with a
café. Demolition of the old Thornton’s factory is currently taking
place, but the façade will be retained.
The care home/library/café complex will take only a part of the
Derwent Street South site and an outline application
AVA/2017/0043, also from Derbyshire County Council, was
approved on 11/4/17. This is for proposed D1/D2 (nonresidential institutions/assembly and leisure) development, with
all matters reserved except for access.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within

Adjacent

Outside

Unknown


Yes
Yes, there is suitable access. A new access is being
proposed as the main vehicular route which will alleviate
traffic along Bridge Street.

Yes
No
Amber Valley Local plan 2006 - POLICY ER1c - relates to
mixed use development on land north and south of
Derwent Street, Belper.

Environmental Considerations

Questions

Assessment
guidelines

Observations and
comments

Is the site within or adjacent to the following
policy or environmental designations:





Yes
Green Belt
Area of Outstanding Natural Beauty (AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)

Adjacent/nearby

No = Site does not fall within
any designations

No

Flood risk
Medium risk = The western
part of the whole site area
falls within flood zone 2.

To what extent id the site at risk of fluvial and
surface water flooding?
High risk – Flood zone 3 or not defended or at high
risk from surface water flooding.
Moderate risk – Flood zone 2 or is defended from
flooding up to and including a 100 year event or
located in an area that could be at flood risk in the
future (as indicated on SFRA climate change map)

High risk
Medium risk
Neutral

Neutral - Plan option or site development would be
located in areas of low flood risk (Flood Zone 1) and
not in an area at high risk of surface water flooding
Landscape
Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or

Low sensitivity to
development
Medium sensitivity to
development
High sensitivity to
development

The area of the site that has
been identified for retail falls
within flood zone 2.
Flood risk assessments
accompanying the outline
planning permission
demonstrate that the risk of
pluvial flooding is low.

Low sensitivity to
development = Most of site
has been cleared in
preparation for development.
The remaining parcel of land
is in light industrial use and
does not contribute to the

townscape character is poor quality, existing features
could be retained

character of the townscape.

Medium sensitivity: development of the site would
lead to a moderate impact on landscape or
townscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
(e.g. in built up area);
High sensitivity: Development would be within an
area of high quality landscape or townscape
character, and/or would significantly detract from
local character. Development would lead to the loss
of important features of local distinctiveness- without
the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

No loss
Some loss
Loss of grade 1 or 2
land

No loss of agricultural land

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Comments
Enhancement / protection =The site lies
within the Derwent Valley Mills world
heritage site and the Belper and Milford
Conservation Area.

Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building
Directly impact and/or
mitigation not
possible
Some impact, and/or
mitigation possible
Limited or no impact
or no requirement for
mitigation
Enhancement /
protection

The following listed buildings enjoy a
visual/setting relationship with the site, but
do nto lie within the site iself:
Chevin View, 1-10 Bridge Street
(Grade 2)
Unity Mill, Derwent Street (Grade
2)
Premises of Hexoran Company
Limited, Derwent Street (Grade
2)
Bankfield House, Chevin Road
(Grade 2)
Adjacent Designated and Non-Designated
Heritage Assets located on Bridge Street:
- 11-17 Bridge Street (location ref: 5 /
Grade II)
- 21 Bridge Street (location ref: 6 / Grade
II)
- 25 Bridge Street (location ref: 13 / nondesignated)
- 27-33 Bridge Street (location ref: 14 /
non-designated)
Adjacent Designated and Non-Designated
Heritage Assets located on Chapel Street:
- Central Methodist Church (and
monuments and gate piers) (location ref:
1, 3 & 4 / all Grade II)
- George Brettle & Co Mills (location ref: 2
/ Grade II*)

- Belper Cottage (location ref: 17 / nondesignated)
- Lime Villa (location ref: 18 / nondesignated)
Adjacent Designated and Non-Designated
Heritage Assets located north of Derwent
Street:
- Premises of Hexoran Co Ltd (location
ref: 7 / Grade II)
- Unity Mill (location ref: 8 / Grade II)
- 35 Bridge Street (location ref: 15 / nondesignate
Therefore, development more likely to
enhance the landscape of the site through
careful consideration to the design of the
propped development.

Taken from the HCA (AECOM) 2017

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)

Town / local centre /
convenience / food shop

Bus Stop

Primary School

Secondary School

Open Space / recreation facilities

Distance
(metres)

<400m
400-800m
>800m
>1200m
<400m
400-800m
>800m
>1200m
<400m
400-800m
>800m
>1200m
<1600m
1600-3900m
>3900m
<400m
400-800m
>800m
>1200m

GP / Hospital / Pharmacy

Cycle route

Footpath

Key employment site

Observations and comments

<400m = 200 m to food shop (Iceland).

<400m = 210m for hourly buses to Ripley,
Ashbourne, Langley and Alfreton, 220m for
hourly buses to Belper, Derby and Parks
Estate,230m to bus and coach station for
national express buses and 450m to Belper
train Station

400-800m = 580m to Belper Long Row
Primary School along Bridge Street.
However, has no opportunities to expand
due to being land locked by surrounding
development.

1600-3900m = 2.25 km to Belper school
and sixth form centre

400-800m = 600m to Belper Town Football
club, could be reduced if adjacent
application includes shortcut/new footpath to
FC, 810m to River Gardens and 750m to
Belper Park

<400m = 300 m to Riversdale GP
<400m
400-800m
>800m

(Reached maximum capacity and there is
no physical space to expand the site due to
being land locked by surrounding
development), 650m to hospital (due to
leave in the next year) and 340 m to
Closest pharmacy (Lloyds)

<400m
400-800m
>800m

<400m = There is a designated cycle route
along Bridge Street, 50m from the site. New
cycle way may be incorporated through
adjacent application.

<400m
400-800m
>800m

<400m = 50m to closest footpath on Bridge

<400m
400-800m
>800m

<400m = 400m to various employment

Street

destinations

Other key considerations
Are there any known Tree
Preservation Orders on the
site?

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?




Several
Few
None
Unknown

None = There are no TPOs on site.

Low
Lies within SSSI impact risk zone, but type of
development doesn’t require further exploration.

High / medium /
Low / Unknown

SSSI Impact Risk Zone
Site of Importance for
Nature Conservation
Site of Geological
Importance

The nearest statutory nature conservation
designation is Belper Parks Local Nature Reserve,
550m east-south-east.
Nearest SSSI is Ambergate and Ridgeway
Quarries, which is situated approximately 4km
north-east of the site (Designated for their
geological interest rather than nature conservation
interest).

Public Right of Way

Yes / No

No =There are no existing pubic rights of way on
site

Existing social or community
value (provide details)

Yes / No

No

Is there potential for
sterilisation of minerals
resources?

Yes / No

No = No safeguarded minerals on site (which is
within the built-up urban area)

Is the site likely to be affected
by any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

Yes

No

Comments

Unknown. Former industrial use
suggests contamination may be
present.

X

X

Power lines cross the site; however
Previous planning permission
indicates not a serious site constraint.
The unallocated parcel of land is
unaffected.

Characteristics
Characteristics which may affect
development on the site:
Topography:
Flat/ plateau/ steep gradient
Coalescence
Development would result in
neighbouring settlements merging
into one another.

Comments

Yes / No
Relatively flat gradient

Yes / No
Parcel of land already within the built area.

Scale and nature of development
would be large enough to
significantly change size and
character of settlement
Other (provide details)

Yes / No
Small scale development

The visual experience and quality of the area is enhanced by clear views
of the Chevin Ridge to the west beyond the River Derwent.

3.0. Availability
Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

No



Land is available for development as
planning permission has been granted in
2017 for D1/D2 development at former
Thornton’s Site. Also a full application for
care home and library was granted in Jan
2017.

?

It is unknown who the unallocated parcel of
land is owned by.

Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.



Any other comments?

Comments

The larger site area has planning permission
(granted in 2017) and will expire three years
from this date unless extended or works
commence on site. The smaller parcel of
land has been identified as potentially
suitable for retail (within various documents
accompanying the outline planning
permission). It is unclear whether the site
would be available for housing development
in the short term.

/

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)



This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

40 care homes have been granted planning permission.
The remaining parcel of land is 0.35ha, which could yield
9-10 dwellings.

Outline planning permission has been granted for the
whole of the site area. Therefore, the site is broadly
appropriate for development. However, the remaining
parcel of land on the site is more likely to be suitable for
retail or small scale employment units given that this
parcel of land falls within flood zone 2.
It is understood that retail is the preferred / most likely use
for the ‘unallocated’ parcel of land.
Given the central location and density of surrounding
development; a flat complex may be a more efficient use
of this land should a residential development be
proposed.

Site Assessment Proforma

General information
Site Reference / name

North Mill (Grade I), Strutt House (unlisted) and East Mill (Grade II),
Belper

Site Address (or brief description
of broad location)

Current use

Partly used for small businesses and restaurant. There is also a kids
crèche on site. The East Mill complex is derelict and in a state of
disrepair.

Proposed use (in Neighbourhood
Plan)

Not identified yet. Wish to put forward as a site for future development

Gross area (Ha)
Total area of the site in hectares

1.47 ha

SHLAA site reference (if
applicable)

N/A

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Proposed by Neighbourhood Planning Group.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed
Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Greenfield

Brownfield

Mixture

Unknown



The first mill in Belper was built 1776/77 but burnt down. The
present North Mill, its replacement, was built 1803 with an iron
frame and is only the second example in the World of fire-proof
construction. It houses the museum and offices. Strutt House,
adjacent to it, was built by the English Sewing Cotton Company
(ESC) around the turn of the 19th to 20th century as offices.
Both buildings are neglected and have no modern facilities .
The East Mill, a notable landmark on the A6, was built in 1912
by the ESC. The building is seriously neglected and the last
tenant left in 2016. The roof, in particular, is in a bad way and
the top two floors are believed to be uninhabitable.
The North Mill Trustees recently commissioned a Masterplan
concerning development potential of the North Mill site, which
they have sent to the owners and their agents for comment
prior to putting it on the North Mill website but there is no sign of
recent planning permission for the site.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area

Within

Adjacent

Outside

Unknown



Does the site have suitable access or could a
suitable access be provided? (Y/N)
(etails of any constraints)

Yes
Yes, there are two vehicle access routes to the site.
However, if there was a large amount of residential use on
the site, this could result in a large amount of generated
trips and the access may be put under an increasing
amount of pressure. Parking provision may also be
problematic.

Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Yes
No
Amber Valley draft Local plan 2017 - Policy ED1 promotes
mixed use development of the site whilst safeguarding its
heritage assets.

Environmental Considerations

Questions
Is the site within or adjacent to the following
policy or environmental designations:





Green Belt
Area of Outstanding Natural Beauty (AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)

Assessment
guidelines

Observations and
comments

Yes
Adjacent/nearby

No = Site does not fall within
any designations.

No

Flood risk
To what extent id the site at risk of fluvial and
surface water flooding?
High risk – Flood zone 3 or not defended or at high
risk from surface water flooding.
Moderate risk – Flood zone 2 or is defended from
flooding up to and including a 100 year event or
located in an area that could be at flood risk in the
future (as indicated on SFRA climate change map)

High risk
Medium risk

High risk
The site falls within flood
zones 2/3.

Neutral

Neutral - Plan option or site development would be
located in areas of low flood risk (Flood Zone 1) and
not in an area at high risk of surface water flooding
Landscape
Is the site low, medium or high sensitivity in
terms of landscape?

Low sensitivity to
development
Medium sensitivity to
development
High sensitivity to

Low sensitivity to
development = Well
screened, and already built
out. Development more likely
to enhance.

Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained

development

Medium sensitivity: development of the site would
lead to a moderate impact on landscape or
townscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
(e.g. in built up area);
High sensitivity: Development would be within an
area of high quality landscape or townscape
character, and/or would significantly detract from
local character. Development would lead to the loss
of important features of local distinctiveness- without
the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

No loss
Some loss
Loss of grade 1 or 2
land

No loss of agricultural land

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Comments
Enhancement / protection = The site
lies within the Derwent Valley Mills world
heritage site.
The site lies within the Milford
Conservation Area.
The following listed buildings enjoy a
visual/setting relationship with the site,
as shown in the character area
assessment above (AECOM HCA,
2017) there are 89 listed buildings within
the vicinity of the North, East Mill and
strut house site.

Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building
Directly impact and/or
mitigation not possible
Some impact, and/or
mitigation possible
Limited or no impact or
no requirement for
mitigation
Enhancement /
protection

The land at East Mill and North Mill
includes a Grade 1 Listed Building (North
Mill) and Grade 2 Listed Building (East
Mills) and there are other heritage assets
within the other two sites
There is 1 grade 1 listed building and
three grade 2*, the rest all grade 2 listed.
The Grade I listed building is North Mill
(NHLE 1186846).
The three Grade II* listed buildings are:
• Unitarian chapel and Chapel Cottage
(NHLE 1348701)
• Road Archway and footbridge (includes
offices forming south part of block in east
side of archway) (NHLE 1087395)
• Belper River Weirs, retaining walls and
sluices to Belper River Weirs (NHLE
1337502)

The registered park and garden is Grade
II* River Gardens (NHLE 1001372)
The site could be used to enhance the
listed buildings that are currently in a
dilapidating state.

Taken from the HCA (AECOM) 2017

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre /
convenience / food shop

Distance
(metres)

<400m
400-800m
>800m
>1200m

Bus Stop

Primary School

Secondary School

Open Space / recreation facilities

Observations and comments

400-800m = 480m to local shop (Spar)

<400m
400-800m
>800m
>1200m

<400m = 10m to hourly Bus service to
Bakewell (Sixes 6.1), Ashbourne (113) and
parks Estate(Sevens 7.2)
30m to hourly bus service to Belper (113),
Derby (Sixes 6.1) and Parks Estate (Sevens
7.2)
1.1 km to Belper Train station

<400m
400-800m
>800m
>1200m

<400m = 20m to to Belper Long Row
Primary School , has no opportunities to
expand due to being land locked by
surrounding development,. The site is also
200m to St Elizabeth’s Catholic Primary
School

<1600m
1600-3900m
>3900m
<400m
400-800m
>800m
>1200m

GP / Hospital / Pharmacy

1600-3900m = 2.4km to Belper School
and Sixth Form Centre

<400m = 10m to Belper river gardens, 600m
to Rugby Club and 150 m to football Club

400-800m= 600 m to Riversdale GP
<400m
400-800m
>800m

(Reached maximum capacity and there is
no physical space to expand the site due to
being land locked by surrounding
development) , 1.2 km to Babington hospital
(due to leave in the next year) and 600m to
Closest pharmacy (Lloyds)

Cycle route

<400m
400-800m
>800m

<400m = Derwent Valley designated cycle
route runs from Derby to Matlock along
Bridge Street, 10m from the site.

Footpath

<400m
400-800m
>800m

<400m = 10m to closest footpath on Bridge
Foot

Key employment site

<400m
400-800m
>800m

<400m = 400m to Town Centre, various
employment centres within a closer radius

Other key considerations
Are there any known Tree
Preservation Orders on the
site?

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?




SSSI Impact Risk Zone
Site of Importance for
Nature Conservation
Site of Geological
Importance

Public Right of Way

Several
Few
None
Unknown

None = There are no TPOs on site.

Low
Lies within SSSI impact risk zone, however type of
development doesn’t meet requirements

High/medium/Low/
Unknown

The nearest statutory nature conservation
designation is Belper Parks Local Nature Reserve,
1.4km south of the site.
Nearest SSSI is Ambergate and Ridgeway
Quarries, which is situated approximately 3.9km
north-east of the site, Designated for their
geological interest rather than nature conservation
interest.

Yes/No

No =There are no existing pubic rights of way on
site

Existing social or community
value (provide details)

Yes/No

No

Is there potential for
sterilisation of minerals
resources?

Yes/No

No = None likely to be present given previous use.

Is the site likely to be affected
by any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

Yes

No

X

Comments

Not likely.

X

Characteristics
Characteristics which may affect
development on the site:
Topography:
Flat/ plateau/ steep gradient

Comments

Yes/No

Coalescence
Development would result in
neighbouring settlements
merging into one another.
Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes/No

Yes/No
Provided mills are retained character unlikely to be negatively affected.

Other (provide details)

/

3.0. Availability
Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No

Comments

Amber Valley draft Local plan 2017 POLICY ED1 - relates to mixed use
development and enhancing heritage assets
on/ surrounding the site.

?

Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

Not known.



Any other comments?

Not known.

/

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)
This site has minor constraints
The site has significant constraints



The site is unsuitable for development / no evidence of availability (‘reject’)



Potential housing development capacity
(expressed as dwellings per hectare)

Flats would be the most appropriate housing type to be
incorporated into a mixed use development of the mill

complexes.
Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

Site allocated in 2017 draft local plan as appropriate site
for mixed use development.
Will require substantial investment to make viable.
Uncertain whether there is developer interest.
Flood risk presents a constraint for ground floor uses.

Site Assessment Proforma

General information
Site Reference / name

West Mill, Bridge Foot, Belper

Site Address (or brief description
of broad location)

Land adjacent to the river Derwent and North of Milford Bridge, Belper DE56.

Current use

Vacant industrial site since 2016.

Proposed use (in Neighbourhood
Plan)

Not identified yet. Wish to put forward as a site for future development

Gross area (Ha)
Total area of the site in hectares

1.99 hectares

SHLAA site reference (if
applicable)

AVBC/2008/0142 (Potential Site)

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Proposed as an allocation for mixed use development in the emerging Local
Plan.

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

No.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown



Unexpectedly vacant when Courtaulds Ltd. went into
administration in May 2016. Allocated in the Local Plan as a
Mixed Use Development Area (ER1b). No planning application
received yet.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Within

Adjacent

Outside


Yes

Unknown

Yes, there is suitable access at both ends of the site.
Used as a former factory, therefore access for employees
and services was addressed as part of previous use.
Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Yes
No
Amber Valley draft Local plan 2017 (ED2) - relates to
mixed use development on land at West Mill site.
Amber Valley Local plan 2006 allocates the site under
policy ER1b for mixed use development.

Environmental Considerations

Questions
Is the site within or adjacent to the following
policy or environmental designations:




Green Belt
Area of Outstanding Natural Beauty (AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area

Assessment
guidelines

Observations and
comments

Yes
Adjacent/nearby

No = Site does not fall within
any designations.

No

Flood risk
To what extent id the site at risk of fluvial and
surface water flooding?
High risk – Flood zone 3 or not defended or at high
risk from surface water flooding.
Moderate risk – Flood zone 2 or is defended from
flooding up to and including a 100 year event or
located in an area that could be at flood risk in the
future (as indicated on SFRA climate change map)

High risk
Medium risk
Neutral

High risk = Majority of site
falls within flood zone 2, with
substantial parts also falling
within flood zone 3

Neutral - Plan option or site development would be
located in areas of low flood risk (Flood Zone 1) and
not in an area at high risk of surface water flooding
Landscape
Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or
townscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
(e.g. in built up area);

Low sensitivity to
development
Medium sensitivity to
development
High sensitivity to
development

Low sensitivity to
development = Well
screened, and already built
out. Development more likely
to enhance

High sensitivity: Development would be within an
area of high quality landscape or townscape
character, and/or would significantly detract from
local character. Development would lead to the loss
of important features of local distinctiveness- without
the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

No loss
Some loss
Loss of grade 1 or 2
land

No loss of agricultural land

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Comments
Enhancement / protection = The site
lies within the Derwent Valley Mills world
heritage site.
The site lies within the Milford
Conservation Area.

Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

The following listed buildings enjoy a
visual/setting relationship with the site,
but do not lie within the site itself:

Directly impact and/or
mitigation not possible
Some impact, and/or
mitigation possible
Limited or no impact or
no requirement for
mitigation
Enhancement /
protection

As shown in the character area
assessment above (AECOM HCA, 2016)
there are 89 listed buildings within the
vicinity of the West Mill site. There is 1
grade 1 listen building and three grade
2*, the rest all grade 2 listed.
The Grade I listed building is North Mill
(NHLE 1186846).
The three Grade II* listed buildings are:
• Unitarian chapel and Chapel Cottage
(NHLE 1348701)
• Road Archway and footbridge (includes
offices forming south part of block in east
side of archway) (NHLE 1087395)
• Belper River Weirs, retaining walls and
sluices to Belper River Weirs (NHLE
1337502)
The registered park and garden is Grade
II* River Gardens (NHLE 1001372)
The site could be used to enhance to
adjacent listed building as at present an
industrial factory lies on the site that
adds no historical value to the area. By
developing the site could lead to a
continuous walkway along the river,
towards to the river gardens.

Taken from the HCA (AECOM) 2017

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)

Distance
(metres)

Observations and comments

Town / local centre /
convenience / food shop

<400m
400-800m
>800m
>1200m

400-800m = 480m to local shop (Spar)

Bus Stop

<400m
400-800m
>800m

<400m = 10m to hourly Bus service to
Bakewell (Sixes 6.1), Ashbourne (113) and
parks Estate(Sevens 7.2)
30m to hourly bus service to Belper (113),

Derby (Sixes 6.1) and Parks Estate (Sevens
7.2)
1.1 km to Belper Train station

>1200m

Primary School

Secondary School

Open Space / recreation facilities

<400m = 20m to Belper Long Row Primary
School. However, has no opportunities to
expand due to being land locked by
surrounding development. This site is also,
200m to St Elizabeth’s Catholic Primary
School

<400m
400-800m
>800m
>1200m
<1600m
1600-3900m
>3900m

1600-3900m = 2.4km to Belper School
and Sixth Form Centre

<400m = 10m to Belper river gardens, 600m
to Rugby Club and 150 m to football Club

<400m
400-800m
>800m
>1200m

GP / Hospital / Pharmacy

400-800m= 600 m to Riversdale GP
(Reached maximum capacity and there is
no physical space to expand the site due to
being land locked by surrounding
development), 1.2 km to Babington hospital
(due to leave in the next year) and 600m to
Closest pharmacy (Lloyds).

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

<400m = Derwent Valley designated cycle
route runs from Derby to Matlock along
Bridge Street, 10m from the site.

Footpath

<400m
400-800m
>800m

<400m = 10m to closest footpath on Bridge
Foot

Key employment site

<400m
400-800m
>800m

<400m = 400m to Town Centre, various
employment centres within a closer radius

Other key considerations
Are there any known Tree
Preservation Orders on the
site?

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?


SSSI Impact Risk Zone

Several
Few
None
Unknown

None = There are no TPOs on site.

Low

High/medium/Low/
Unknown

Lies within SSSI impact risk zone, however type of
development doesn’t meet requirements for
consultation with Natural England.
The nearest statutory nature conservation
designation is Belper Parks Local Nature Reserve,
1.4km North East of the site.




Nearest SSSI is Ambergate and Ridgeway
Quarries, which is situated approximately 4km
north-east of the site, Designated for their
geological interest rather than nature conservation
interest.

Site of Importance for
Nature Conservation
Site of Geological
Importance

Public Right of Way

Yes/No

No =There are no existing pubic rights of way on
site

Existing social or community
value (provide details)

Yes/No

No

Is there potential for
sterilisation of minerals
resources?

Yes/No

No = None likely to be present given previous use.

Is the site likely to be affected
by any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

Yes

No

Comments

Potential due to previous use of site,
full ground investigation would have to
be undertaken before development
commences.

?

X

No

Characteristics
Characteristics which may affect
development on the site:

Comments

Topography:
Flat/ plateau/ steep gradient

Yes/No
Flat site

Coalescence
Development would result in
neighbouring settlements
merging into one another.

Yes/No

Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.

No



Comments

Amber Valley draft Local plan 2017 POLICY ED2 - relates to mixed use
development on land at West Mill site.
Amber Valley Local plan 2006 allocates the
site under policy ER1b for mixed use
development.

Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

?

Not known.

Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.



Unknown

Any other comments?

/

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)

?

This site has minor constraints



The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)
Potential housing development capacity
(expressed as dwellings per hectare)

Unknown - The number of dwellings is dependent upon
the proportion of housing and other uses on site. Density
of development will also be important in determining
capacity. Assuming a 50% split of housing to other uses,
and a higher density of up to 50dpa, capacity would be
approximately 42 dwellings.

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

Site allocated in 2017 draft local plan as appropriate for
mixed use development. The NP group wish to support
this identification through the emerging NP with or without
the site allocation within the policies of the emerging local
plan.
Flood risk is a significant constraint for certain
development types on the site.

Site Assessment Proforma

General information
Site Reference / name

Dalton’s / Fuchs warehouse and stable block, adjacent to Morrison’s
roundabout, Belper

Site Address (or brief description
of broad location)

Derby Road, Kedleston Close, Belper DE56 1TZ

Current use

The site is currently derelict, containing a former warehouse and stable
block.

Proposed use (in Neighbourhood
Plan)

Not identified yet. Wish to put forward as a site for future development

Gross area (Ha)
Total area of the site in hectares

1 hectare.

SHLAA site reference (if
applicable)

NA

Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Proposed by Neighbourhood Planning Group.

Is the site being actively
promoted for development by a
landowner/developer/agent? If
so, provide details here (land
use/amount)

“Silkolene” lubricating oils were produced on the site from 1931 until
closed by Fuchs in 2000. Most of the site has been developed for
housing but there remains a former warehouse, stable block and Brook
Cottage (all listed buildings) and within the conservation area.
It was intended that the warehouse and stable block should become a
budget hotel, the most recent application being AVA/2012/0228 which
was approved on 8/2/13. No development took place and those buildings
(and probably the cottage) were put up for sale by auction (from memory,
Grahame Penny auctioneers) about 2015. Still no sign of development
for the warehouse and stable block. Application AVA/2017/0624 was
submitted 6/7/17 for conversion of Brook Cottage, Keddleston Close,
Belper, into two dwellings.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield: Previously developed land which
is or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown



1.0 hectare. “Silkolene” lubricating oils were produced on the
site from 1931 until closed by Fuchs in 2000. Most of the site
has been developed for housing but there remains a former
warehouse, stable block and Brook Cottage (all listed
buildings). The site is within the conservation area.
It was intended that the warehouse and stable block should
become a budget hotel, the most recent application being
AVA/2012/0228 which was approved on 8/2/13. No
development took place and those buildings (and probably the
cottage) were put up for sale by auction. Still no sign of
development for the warehouse and stable block.
Application AVA/2017/0624 was submitted 6/7/17 for
conversion of Brook Cottage, Keddleston Close, Belper, into
two dwelling houses. The applicant’s address is given as Brook
Cottage.

1. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected with the
existing built up area
Outside the existing built up area
Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)
Is the site allocated for a particular use (e.g.
housing/employment/open space) in the
adopted and/ or emerging Local Plan? (Y/N/)
(provide details)

Within

Adjacent

Outside

Unknown


Yes
Yes, there is vehicle access to the site via the
development that has recently taken place on site.
Yes
No

Environmental Considerations

Questions
Is the site within or adjacent to the following
policy or environmental designations:





Green Belt
Area of Outstanding Natural Beauty (AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)

Assessment
guidelines

Yes

Observations and
comments
No = Site does not fall within
any designations.

Adjacent/nearby
No

Flood risk
To what extent id the site at risk of fluvial and
surface water flooding?
High risk – Flood zone 3 or not defended or at high
risk from surface water flooding.
Moderate risk – Flood zone 2 or is defended from
flooding up to and including a 100 year event or
located in an area that could be at flood risk in the
future (as indicated on SFRA climate change map)

High risk
Medium risk
Neutral

Neutral = Provided surface
water is attenuated there are
no major concerns.
The site falls within flood
zone 1.

Neutral - Plan option or site development would be
located in areas of low flood risk (Flood Zone 1) and
not in an area at high risk of surface water flooding
Landscape
Is the site low, medium or high sensitivity in
terms of landscape?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or
townscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
(e.g. in built up area);

Low sensitivity to
development
Medium sensitivity to
development
High sensitivity to
development

Low sensitivity to
development = Well
screened, and already built
out. Development more likely
to enhance as the site is
currently derelict.

High sensitivity: Development would be within an
area of high quality landscape or townscape
character, and/or would significantly detract from
local character. Development would lead to the loss
of important features of local distinctiveness- without
the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

No loss
Some loss
Loss of grade 1 or 2
land

No loss of agricultural land

Heritage considerations

Question

Assessment
guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Taken from the HCA (AECOM) 2017

Directly impact and/or
mitigation not possible
Some impact, and/or
mitigation possible
Limited or no impact or
no requirement for
mitigation
Enhancement /
protection

Comments
Enhancement / protection = The site
sits within the Belper Conservation Area
and is set within the Derwent Valley Mills
World Heritage Site. There are two
listed buildings on the remainder of the
site:
- Brook Cottage (Grade ii)
- The former Warehouse (Grade ii)
As such the site is considered to have an
‘outstanding universal value’ and
development has the potential to
enhance the historic nature of the site
through good design (rather than being
left vacant in a state of disrepair.

Community facilities and services
What is the distance to the
following facilities (measured
from the edge of the site)
Town / local centre /
convenience / food shop

Distance
(metres)

Observations and comments

<400m
400-800m
>800m
>1200m

Bus Stop

<400m
400-800m
>800m
>1200m
Primary School

Secondary School

Open Space / recreation facilities

<400m
400-800m
>800m
>1200m

<400m =90m to frequent (3/4 times an
hour) bus service to Derby (Sixes 6.1, 6.2,
6.3 & 6.4), 100m to hourly bus services to
Openwoodgate (Sixes 6.4), Ripley (Sixes
6.3) & Bakewell (Sixes 6.1), 200m to bus
service to Alfterton (every other hour) and
500m to Belper Train station.

>800m = 900m to Belper Long row primary
school . However, Derbyshire County
Council has stated there is no space to
expand the school premises due to the site
being land locked by surrounding
development.

1600-3900m =2km to Belper School and

<400m
400-800m
>800m
>1200m

400-800m =800m to Belper Park, 1.4 km

Sixth Form Centre

to Belper river gardens, 170m to Belper
Rugby Club And 800m to football Club

<400m = 700 m to Riversdale GP
<400m
400-800m
>800m

Footpath

existing access via adjacent dwellings is
used.

<1600m
1600-3900m
>3900m

GP / Hospital / Pharmacy

Cycle route

<400m = 250m to local shop (Morrison’s) if

<400m
400-800m
>800m
<400m

(Reached maximum capacity and there is
no physical space to expand the site due to
being land locked by surrounding
development),, 300m to Babington hospital
(due to leave in the next year) and 250m to
Closest pharmacy (Morrison’s)

<400m = Derwent Valley designated cycle
route runs from Derby to Matlock along
Bridge Street/Derby Road/Chapel Road,
20m from the site.

<400m = 10m to closest footpath on
Chapel Road

Key employment site

<400m
400-800m
>800m

<400m = 200m to Town Centre, various
employment centres within a closer radius

Other key considerations
Are there any known Tree
Preservation Orders on the
site?

Would development lead to the
loss of key biodiversity habitats
with the potential to support
protected species, such as, for
example, mature trees,
woodland, hedgerows and
waterbodies?




SSSI Impact Risk Zone
Site of Importance for
Nature Conservation
Site of Geological
Importance

Public Right of Way

Several
Few
None
Unknown

None = There are no TPOs on site.

Low
Lies within SSSI impact risk zone, however type of
development doesn’t meet requirements

High/medium/Low/
Unknown

The nearest statutory nature conservation
designation is Belper Parks Local Nature Reserve,
800m North East of the site.
Nearest SSSI is Ambergate and Ridgeway
Quarries, which is situated approximately 3.4km
north-east of the site, Designated for their
geological interest rather than nature conservation
interest.

No =There are no existing pubic rights of way on
site

Yes/No

Existing social or community
value (provide details)

Yes/No

No

Is there potential for
sterilisation of minerals
resources?

Yes/No

No = None likely

Is the site likely to be affected
by any of the following?

Ground Contamination
(Y/N/Unknown)

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines, or in close
proximity to hazardous
installations

Yes

No

Comments

Potential given the previous use of the
site, however no issues with adjacent
development.

X

X

Characteristics
Characteristics which may affect
development on the site:
Topography:
Flat/ plateau/ steep gradient

Coalescence
Development would result in
neighbouring settlements

Comments

Yes/No
Site is relatively flat with no topographical constraints.

Yes/No
Site already built-up. Change of use unlikely to lead to coalescence.

merging into one another.
Scale and nature of development
would be large enough to
significantly change size and
character of settlement

Yes/No
Site adjacent built up and buildings currently on the site, therefore
wouldn’t affect nature of the site.

Other (provide details)

/

3.0. Availability
Availability
Yes
Is the site available for sale
or development (if known)?
Please provide supporting
evidence.



Are there any known legal
or ownership problems
such as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?

Is there a known time frame
for availability? 0-5 /6-10 /
11-15 years.

No

Comments

Application AVA/2017/0624 was submitted
6/7/17 for conversion of Brook Cottage,
Keddleston Close, Belper, into two dwelling
houses. The applicant’s address is given as
Brook Cottage. A decision is anticipated by
25/8/17 under the Delegated Powers.





Not known.

0-5 years, once planning application has
been determined. Will expire within three
years.

Any other comments?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for development (‘accept’)
This site has minor constraints
The site has significant constraints
The site is unsuitable for development / no evidence of availability (‘reject’)



Potential housing development capacity
(expressed as dwellings per hectare)

Development involving demolition of existing buildings is
not desirable. Therefore, two-story housing development
across the site not considered desirable.
Flats - unknown

Key evidence (3-4 bullet points) to explain why
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

No major constraints within the site
Suitable for development as previous planning
applications have been approved for the remaining land
on the site. Due to the character of the buildings and
their prominent position in the town, uses that will retain
the buildings would be most suitable. This could include
residential flats and / or leisure uses.
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