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Introduction

Introduction

1.1 This Statement has been prepared in accordance with Regulation 12 of the Town and
Country Planning (Local development) (England) Regulations 2012 in relation to the Developer
Contributions Supplementary Planning Document (SPD). Accordingly it details:

1.2 (i) the persons the local planning authority consulted when preparing the supplementary
planning document;

1.3 (ii) a summary of the main issues raised by those persons; and
1.4 (iii) how those issues have been addressed in the supplementary planning document

1.5 The Planning and Compulsory Purchase Act 2004 sets out the requirements for preparing
SPDs as part of the planning process. SPDs should build upon and provide more detailed advice
or guidance on the policies in the Local Plan. The purpose of the Developer Contributions SPD is
to set out the Council’s approach to seeking Section 106 planning obligations. The adopted Local
Plan sets the planning framework with the Developer Contributions SPD providing a further level
of detail to guide development proposals.

1.6  Policy CF7 in the adopted High Peak Local Plan identifies the need for a Developer
Contributions SPD to provide guidance for affordable housing, open space, education, health and
other forms of infrastructure required to address the impact of development and how contributions
will be calculated. The SPD will provide the Council with a stronger basis to seek developer
contributions and will provide officers, councillors and developers with clear guidance. The SPD
will be a material consideration in the determination of planning applications alongside the Local
plan and other planning policies.

Consultation process and consultees

1.7 Consultation on the SPD has been undertaken in accordance with the Town and Country
Planning (Local Planning) (England) Regulations 2012 and the High Peak Statement of Community
Involvement. This consisted of two consultation stages:

¢ Issues and Options
o Draft SPD.

October 2023



High Peak Developer Contributions SPD Consultation Statement

Issues and Options Stage

2.1 Published in February 2022 the Issues and Options document followed stakeholder
engagement which was carried out with key service areas across the Council and the County
Council to gain a more detailed understanding of current processes, key issues and potential
opportunities that could be addressed through the SPD.

2.2 The Issues and Options document identified key planning obligations that could be sought
to mitigate against the impacts of development and set out a number of options for consideration
and inclusion within the SPD, including the recommended approach to be taken where relevant.
Where appropriate, a preferred option was also given based on stakeholder engagement/senior
officer discussions and desktop research to inform the draft SPD document.

2.3 Consultation was undertaken between 24th February and 7th April 2022 in line with the
Council’'s Statement of Community Interest (SCI) in order to give those with an interest in this
specialist area an opportunity to respond to the issues and options identified. Notifications of the
consultation were sent by email or letter to relevant contacts on the Council's planning policy
consultee database. This included all relevant statutory consultees, local stakeholder organisations,
residents and businesses. See Appendix 1 for details. Further publicity in the form of a press
release and news on the Council's website was also published to raise awareness of the
consultation.

2.4 Twenty-one responses were received to the issues and options consultation which included
statutory consultees, developers and members of the public. Some comments were submitted by
email or letter and other respondents utilised the questionnaire which was designed for the
consultation. A summary of the responses received and how these were taken into account in the
draft SPD can be seen in Appendix 2.

Strategic Environmental Assessment (SEA) and Habitat Regulations Assessment (HRA)

2.5 Strategic Environmental Assessment (SEA) and Habitat Regulations Assessment (HRA)
screening statements were undertaken following the Issues and Options stage. The
Council consulted with Natural England, the Environment Agency and Historic England who all
agreed with the Council’s conclusions that:

e An SEA will not be necessary to support the SPD as it is unlikely to lead to any significant
environmental effects beyond those already assessed through the environmental assessments
(SEA/SA) of the High Peak Local Plan.

e An HRA will not be necessary as the SPD would not result in adverse effects on European
designated sites, both alone and in combination with other plans.
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{m Draft Supplementary Planning Document
) |

3.1 The draft Developer Contributions SPD was subject to a six week consultation from January
19th to March 3rd 2023. Individuals and organisations were invited to comment on the SPD and
its supporting documents (see Appendix 3).

3.2 The consultation was publicised in a number of ways in accordance with the Council's
Statement of Community Involvement:

. Letters and emails with details of the consultation were sent to individuals and organisations
who had previously expressed an interest in being involved with the preparation of planning
policy documents and those organisations the Council has a duty to consult.

The availability to view and download the document from the Council's website.

Hard copies were placed in Borough libraries and Council offices.

The consultation was promoted via the Council's website, Facebook page and Twitter account.
There was a press release with details of the consultation.

3.3 Consultees were able to view the document and make comments online or via email. There
is free internet access at Council offices and local libraries. Where consultees did not wish to
respond to the consultation online a a paper response form was available which could be completed
and returned by email or post. The response form did not ask specific questions but asked for
comments on the document.

3.4 The Strategic Environmental Assessment (SEA) and Habitat Regulations Assessment (HRA)
screening statements were also included as part of the consultation as supporting documents. A
summary of responses to the Issues and Options consultation and how these had been taken into
account by the Council was also provided.

3.5 Atotal of 73 comments were submitted in relation to the SPD (4 from members of the public,
10 from organisations which included a late representation from Network Rail. The main issues
raised and changes include:

e Additional clarification relating to the repayment of contributions if these are not spent within
the specified timescales.

e Additional eligibility criteria for First Homes which would require a local connection for the first
three months of sale.

e Additional clarification in relation to Vacant Building Credit to include a definition and worked
example.

e Additional clarification of on site and off site open space provision including that 2023 costs

are subject to indexation.

Reference to the need to update the 2018 Playing Pitch Strategy.

Additional references to greenways, public transport and sustainable transport modes.

Reference to the consideration of increased footfall and need for car parking at railway stations.

Additional reference to include opportunities to benefit the historic environment.

Several minor miscellaneous amendments requested for clarification purposes.

3.6 No further comments were submitted regarding the SEA or HRA Screening report from either
Natural England, Historic England or the Environment Agency or any other organisation. As such
it is considered that a SEA or HRA is not required for the SPD.
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Draft Supplementary Planning Document

3.7  The consultation comments and the Councils response which includes a number of
modifications to the SPD are included in Appendix 4.

3.8 Once adopted, the SPD, the final Consultation Statement and an ‘adoption statement’ will
be published. Interested parties will be notified. Any person with sufficient interest in the decision
to adopt the SPD may apply to the High Court for permission to apply for judicial review of that
decision within 3 months of the date of adoption.

3.9 The SPD will become a material consideration in the determination of relevant planning
applications.
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{V{Q Addendum

4.1  Atameeting of the Council's Executive committee on the 22™ June 2023 it was agreed that
Councillors could provide further proposed changes to the document, in consultation with the
Planning portfolio holder and the Head of Development Services. The proposed changes related
to minor points of clarification which were largely in relation to biodiversity net gain and the climate
change sections. The comments were reviewed and changes incorporated into the SPD as
proposed for adoption. All the comments received and responses to them are included within
Appendix 5 .
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Appendix 1 - Issues and Options Stage Consultees

List of Consultees

5.1 Organisations

108 Ventures

Homes England

A.E Planning Consultants

Hope with Aston Parish Council

Accessible Derbyshire

Hornbuckle Mitchell Trustees Ltd

All Things Neighbourhood Planning

Hourigan Connolly

Amos Group Ltd

HOW Planning

Ancient Monuments Society

lan Baseley Associates

Arcus Renewable Energy Consulting Limited

Indigo Planning

Ashbourne Community Transport

Jones Homes

Auto Cycle Union

Jones Homes (North West) Limited

Barnsley Metropolitan Borough Council

JVH Town Planning Consultants Ltd

Barratt Developments Plc

Ken Wainman Associates

Barton Willmore

Kettleshulme Parish Council

Bellway

King Sterndale Parish Meeting

Beresford Contracting Limited

Kirklees Metropolitan Council

BNP Paribas Real Estate

Kirkwells Town Planning & Sustainable Development
Consultants

BNP Paribas Real Estate UK

Knights LLP

British Horse Society (East Midlands)

Knights plc

British Telecom

Lambert Smith Hampton

Building Research Establishment

Levvel Ltd

Buxton Civic Association

M C Beattie Property Limited

Buxton Community School

M C Northern Limited

Buxton Cyclists

Manchester Airports Group

Buxton Festival

Manchester City Council

Buxton Neighbourhood Forum

Marine Management Organisation

Buxton Opera House

Middlemarch Environmental Ltd

Buxton Town Team

Miller Homes

Campaign to Protect Rural England

Mono Consultants

Canal & River Trust

Mono Consultants Limited

Cass Associates LIp

Mosaic Planning

Castleton Parish Council

MS & HM Eckert Limited

Caulmert Ltd

National Farmers Union
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{m Appendix 1 - Issues and Options Stage Consultees
A 4

Chapel-en-le-Frith High School

National Federation of Gypsy Liaison Groups

Chapel-en-le-Frith Parish Council

National Grid Gas - Distribution Network

Charlesworth Parish Council

National Trust

Chelmorton Parish Council

Natural England

Cheshire East Council

Nestle Waters

Chinley Buxworth & Brownside Parish Council

Network Rail

Chisworth Parish Council

New Mills School Business & Enterprise College

Churches in the Peak

New Mills Town Council

Civil Aviation Authority

NHS Derby and Derbyshire Clinical Commissioning Group

CJK Packaging Ltd

NHS England

Connex Community Support

NHS Property Services Ltd

Council for British Archaeology

nineteen47

County Land & Business Association

NJL Consulting

Crossroads Derbyshire

North West Ambulance Service NHS Trust

Crowley Associates

Nottingham Community Housing Association

D2N2 Local Enterprise Partnership

OFCOM

Department for Culture, Media and Sport DCMS

Office of Rail and Road

Department for Transport

Old Glossop Residents Association

Derby & Derbyshire CCG

Oldham Metropolitan Borough Council

Derby University

Omya UK Limited

Derbyshire Advocacy Service

Otter Controls Ltd

Derbyshire Association of Local Councils

Paper Escape

Derbyshire Coalition for Independent Living

Paul Butler Associates

Derbyshire Community Health Services

Peacock and Smith

Derbyshire Constabulary

Peak District Local Nature Partnership

Derbyshire County Council

Peak Forest Parish Council

Derbyshire Dales District Council

Persimmon Homes Yorkshire

Derbyshire Fire and Rescue Service

Plan:8 Town Planning Ltd

Derbyshire Gypsy Liaison Group

Planning and Design Group

Derbyshire Swift Conservation Project

Planning Design Practice Ltd

Derbyshire Wildlife Trust

Planware Ltd

Derbyshire Youth Offenders Team

Ramblers Association

Derbyshire NFU

Rapleys LLP

Derwent & Hope Woodlands Parish Council

Redrow Homes
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Appendix 1 - Issues and Options Stage Consultees

Disley Parish Council

Renewable UK

DLP Planning Ltd (East Midlands)

Roger Yarwood Planning Consultant Ltd

DPDS Consulting Group

Royal Society for the Protection of Birds

DPP

S L R Consulting Ltd

East Midlands Chambers of Commerce

save roughfields

East Staffordshire Borough Council

Savills

Edale Parish Council

Severn Trent Water

EE Sheffield City Council

ehBReeves South Area Tenants Consumer Panel
Electricity North West South Derbyshire District Council
Emery Planning Sport England

Emery Planning Partnership SSA Planning

Entec UK Ltd

St Thomas More Catholic School

Environment Agency

Staffordshire Moorlands District Council

EP Emery Planning Partnership

Stewart Ross Associates

Equality and Human Rights Commission

Stockport M.B.C.

Fairfield Residents Association

Stockport Metropolitan Borough Council

Fairhurst

Tameside and Glossop Clinical Commissioning Group

Farming and Wildlife Advisory Group

Tameside MBC

Fidler Taylor

Tameside Metropolitan Borough Council

Frank Marshall

Taylor Wimpey UK Ltd

Friends of Peak District

Tetlow King Planning

Friends of the Earth

The Church of England

Friends of the Peak District (CPRE)

The Coal Authority

GL Hearn Property Consultants

The Gardens Trust

Gladman

The Planning Inspectorate

Glossop Indoor Market Traders

The Theatres Trust

Glossop Mountain Rescue Team

The Woodland Trust

Good Reit Ltd

Three

Great Places Housing Group

Tintwistle Parish Council

Greater Manchester Combined Authority

Transition Buxton

Harpur Hill Residents Association

Transport for Greater Manchester

Harris Lamb Chartered Surveyors

Turley Associates

Hartington and Upper Quarter Parish Council

United Utilities
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Hartington Middle Quarter Parish Council United Utilities Water PLC
Hayfield Parish Council Vision Buxton

Health & Safety Executive Visit New Mills

Heathcote Design and Development Vodafone and O2

High Peak Access Group W A Fairhurst & Partners
High Peak Borough Council Waltons

High Peak CVS Waltons Property Services Ltd
High Peak Health Forum Whaley Bridge Matters

High Peak Partnership Whaley Bridge Residents Association
High Peak Rail Users Group Whaley Bridge Town Council
Highways England Wildgoose Construction
Himor Group Wood land Trust

Historic England Wood Plc

Home Builders Federation Wormhill Parish Council
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Appendix 2 - Issues and Options Stage Responses
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Appendix 3 - Draft SPD Consultees

Organisation

108 Ventures

Organisation

Hope with Aston Parish Council

A.E Planning Consultants

Hourigan Connolly

Accessible Derbyshire

HOW Planning

Adult Social Care & Health

lan Baseley Associates

All Things Neighbourhood Planning

Indigo Planning

Amos Group Ltd

Innovation Forge Limited and Woodford Land Limited

Ancient Monuments Society

Jones Homes (North West) Limited

Arcus Renewable Energy Consulting Limited

JVH Town Planning Consultants Ltd

Ashbourne Community Transport

Ken Wainman Associates

Auto Cycle Union

Kettleshulme Parish Council

Barnsley Metropolitan Borough Council

King Sterndale Parish Meeting

Barratt Homes

Kirklees Metropolitan Council

Barton Willmore

Kirkwells Town Planning & Sustainable Development
Consultants

Bellway

Knights LLP

Beresford Contracting Limited

Knights plc

BNP Paribas Real Estate

Lambert Smith Hampton

British Horse Society (East Midlands)

Levvel Ltd

British Telecom

M C Beattie Property Limited

Building Research Establishment

M C Northern Limited

Buxton Civic Association

Manchester Airports Group

Buxton Community School

Manchester City Council

Buxton Cyclists

Marine Management Organisation

Buxton Festival

Middlemarch Environmental Ltd

Buxton Neighbourhood Forum

Miller Homes

Buxton Opera House

Mono Consultants Limited

Buxton Town Team

MS & HM Eckert Limited

Campaign to Protect Rural England

National Farmers Union

Canal & River Trust

National Federation of Gypsy Liaison Groups

Cass Associates Llp

National Grid Gas - Distribution Network
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Organisation

Castleton Parish Council

{V{Q Appendix 3 - Draft SPD Consultees

Organisation

National Highways

Caulmert Ltd

National Trust

Chapel-en-le-Frith High School

Natural England

Chapel-en-le-Frith Parish Council

Nestle Waters

Charlesworth Parish Council

Nestle Waters UK

Chelmorton Parish Council

Network Rail

Cheshire East Council

New Mills School Business & Enterprise College

Chinley Buxworth & Brownside Parish Council

New Mills Town Council

Chisworth Parish Council

NHS Derby and Derbyshire Clinical Commissioning Group

Churches in the Peak

NHS Derby and Derbyshire Integrated Care Board

Civil Aviation Authority

NHS England

CJK Packaging Ltd

NHS Property Services Ltd

Connex Community Support

nineteen47

Consultee

NJL Consulting

Council for British Archaeology

North West Ambulance Service NHS Trust

County Land & Business Association

Nottingham Community Housing Association

CPRE Peak District and South Yorkshire

OFCOM

Crossroads Derbyshire

Office of Rail and Road

Crowley Associates

Old Glossop Residents Association

CT Planning

Oldham Metropolitan Borough Council

D2N2 Local Enterprise Partnership

Omya UK Limited

Department for Culture, Media and Sport DCMS

Otter Controls Ltd

Department for Transport

Paper Escape

Derby & Derbyshire Integrated Care Board

Paul Butler Associates

Derby University

Peacock and Smith

Derbyshire Association of Local Councils

Peak District Local Nature Partnership

Derbyshire Community Health Services

Peak District National Park Authority

Derbyshire Constabulary

Peak Forest Parish Council

Derbyshire Constabulary

Persimmon Homes Yorkshire

Derbyshire County Council

Plan:8 Town Planning Ltd
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Appendix 3 - Draft SPD Consultees

Organisation

Organisation

Derbyshire Dales District Council

Planning and Design Group

Derbyshire Fire and Rescue Service

Planning Design Practice Ltd

Derbyshire Gypsy Liaison Group

Ramblers Association

Derbyshire Swift Conservation Project

Rapleys LLP

Derbyshire Wildlife Trust

Redrow Homes

Derbyshire Youth Offenders Team

Renewable UK

Derwent & Hope Woodlands Parish Council

Roger Yarwood Planning Consultant Ltd

Disley Parish Council

Royal Society for the Protection of Birds

DLP Planning Ltd (East Midlands)

S L R Consulting Ltd

DPDS Consulting Group

save roughfields

East Midlands Chambers of Commerce

Savills

East Staffordshire Borough Council

Severn Trent Water

Edale Parish Council

Sheffield City Council

EE South Area Tenants Consumer Panel
ehBReeves South Derbyshire District Council
Electricity North West South Pennines Park

Emery Planning Sport England

Entec UK Ltd SSA Planning

Environment Agency

St Thomas More Catholic School

EP Emery Planning Partnership

Staffordshire Moorlands District Council

Equality and Human Rights Commission

Stewart Ross Associates

Fairfield Residents Association

Stockport Metropolitan Borough Council

Fidler Taylor

Tameside & Glossop CCG

Friends of the Earth

Tameside MBC

Friends of the Peak District

Taylor Wimpey UK Ltd

Friends of the Peak District (CPRE)

Tetlow King Planning

Gladman

The British Horse Society

Glossop Indoor Market Traders

The Church of England

Glossop Mountain Rescue Team

The Coal Authority

Glossopdale Action for Allotments

The Gardens Trust
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Organisation

Good Reit Ltd

Organisation

The Planning Inspectorate

Great Places Housing Group

The Theatres Trust

Greater Manchester Combined Authority

The Woodland Trust

Harpur Hill Residents Association

Three

Harris Lamb Chartered Surveyors

Tintwistle Parish Council

Hartington and Upper Quarter Parish Council

Transition Buxton

Hartington Middle Quarter Parish Council

Transport for Greater Manchester

Hayfield Parish Council

Turley Associates

Health & Safety Executive

United Utilities

Heathcote Design and Development

United Utilities Property Solutions Ltd

High Peak Access Group

United Utilities Water PLC

High Peak Borough Council

Vision Buxton

High Peak CVS

Visit New Mills

High Peak Green Network Group

Vodafone and O2

High Peak Health Forum

Waltons

High Peak Rail Users Group

Waltons Property Services Ltd

Higham & Co

Western Power Distribution

Highways England

Whaley Bridge Matters

Himor Group

Whaley Bridge Residents Association

Historic England

Whaley Bridge Town Council

Hoffman Quarry Ltd

Wood land Trust

Home Builders Federation

Wood Plc

Homes England

Wormhill Parish Council
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m High Peak Developer Contributions SPD Consultation Statement

Appendix 5 - Proposed Changes following Executive

Committee

Paragraph Number

Comments

Officer Response

superseded by national BNG requirements? If the SPD
won’t come into force until October, there are only a couple
of months before BNG is expected to come into force so
the SPD should reflect that. | would rewrite this paragraph
as follows:

“It is expected that biodiversity and green infrastructure
enhancements will generally be secured through planning
conditions; however, there may be some circumstances
when it will be necessary to ask for specific mitigation or
compensation to make a development proposal compliant
with national legislation. By engaging with stakeholders to
outline key requirements for 10% Biodiversity Net Gain for
the development (in accordance with the Environment Act
and EQS5), the IDP can help link objectives, strengthen
ecological networks and create corridors to ensure
environmentally-responsible land management and
biodiversity value. [l am not sure what IDP is so this
sentence might need changing.] Improved habitat should
be delivered on-site; however, where this is not possible,
off-site contributions or statutory biodiversity credits may
be applied. In accordance with the Environment Act, the
developer is required to maintain enhancements [???to the
site???] for at least 30 years after completion of the works.
Whether the net gain is delivered onsite or off-site will
depend on how far onsite delivery can contribute to
ecological networks. Then LAST TWO SENTENCES
UNCHANGED

3.12 Last line before bottom bullet: “is” not “as” . Agreed.

4.3 Penultimate sentence: “when off-site of commuted sums” | Agreed. Text should read “off-site
should this be “off -site OR commuted sums”, “off-site by | commuted sums”
means of commuted sums”?

4.11 Insert “in” before “the Technical Housing Standards Agreed.
requirements”

4.13 Penultimate sentence: “must have been vacant” to “must | Agreed.
be vacant”

4.24 Last line: delete “of a”; change “will” to “to” Agreed.

4.29 This asks for developer contributions for maintaining This is dealt with in the following
greenways and canal infrastructure. Are contributions also | section ‘Biodiversity and Green
needed to maintain the other land types mentioned i.e. Infrastructure’ paragraph 4.34.
“woodlands and wildlife sites”?

4.31 This paragraph mentioned 10% improvement in biodiversity | Agreed that “Biodiversity Net Gain
but might be clearer if it specifically used the standard (BNG)” and the mandatory
phrase “Biodiversity Net Gain (BNG)”. | would add “The requirements of the Environment
requirements of the Environment Act for BNG are expected | Act could be added into this
to be mandatory from winter 2023.”The section might also | paragraph.
be clearer if policies in the current LP are stated separately
from the BNG requirement, which | believe will take
precedence since the LP has been in place for several years
now.

4.32 EQ5 seeks to deliver net gains” but hasn't this been Comments noted. The IDP is the

‘Infrastructure Delivery Plan’ which
lists the various types of
infrastructure needed to support
the implementation of the Local
Plan, how it will be delivered and
the timescales involved.

Consider that it is still prudent to
retain reference to ‘proactively
encourage’ before the mandatory
date in case there is a delay to
implementation of the Act but
accept changes to the text to
improve clarity.
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Committee
[Comment re on-site contributions: In some cases, eg where
a small patch of land would be surrounded by houses, roads
etc, and where any green space might be better used for
recreation or residents’ growing spaces, BNG would be
better achieved off site, eg contributing to nature corridors.
]

4.34 The last two sentences seem to be general statements These sentences could be merged
which might be better with the separate paragraph on BNG | with paragraph 4.30 which refers
suggested above in the comment on 4.31. to the NPPF. Move the remaining

sentence to paragraph 4.32.

4.37 Run the first two sentences together, and begin with “In the | Agreed.
case of large developments that.....

4.47 “unsustainable modes of transport” be defined ie Agreed that this could be defined
“unsustainable modes of transport such as diesel and petrol | and recommend change “such as
cars” diesel and petrol vehicles”.

4.50 I’'d change “and the need for car parking ” to “and the need | Agreed.
for access” since mention of car parking seems to be at
odds with the themes of active travel provision and public
transport.

4.54 Council has developed the Climate Change strategy so Agreed. Refer to the Climate
“Since declaring the Climate Emergency the Council began | Change Action plan that the
work to prepare the Climate Change Strategy” should Council has produced.
perhaps be “...the Council has produced its Climate
Change Strategy”... Is the Strategy different from the
Climate Change Plan?

4.55 Should ‘good growth’ be ‘sustainable’ or Agreed. Amend ‘good growth’ to
‘environmentally-sound’. ‘sustainable growth’.

4.59 Could add that carbon off setting should preferably be within | Agreed that paragraph 4.59 could
High Peak. Given that the SPD says “Cutting emissions be moved to after paragraph 4.63.
should be the first priority...”, perhaps this paragraph would
be better after 4.63, after the suggestions for cutting
emissions.

4.61-4.63 Could there be an additional paragraph giving further Local Plan Policy EQ1 — Climate
examples of how emissions can be cut eg: better insulation | Change sets out strategies to
than required by building regs, solar panels and battery mitigate and adapt to climate
storage, air source heat pumps. change and the SPD provides

additional guidance regarding this.
The SPD also provides a link to the
Council’s Climate Change Action

Plan. Reference could be made to
these examples in paragraph 4.54.
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