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South Derbyshire Derbyshire
Issues and Options Part 2 Local Plan Review
Paper Response Form

Your reviews are being sought on the South Derbyshire Issues and Options Part 2 Local Plan
Review and the Local Plan Part 2 Review Scoping Report.

The consultation documents can be viewed at
www.southderbyshire.gov.uk/issuesandoptionsPart2Review

This form can be used as an alternative to the online questionnaire. Responses should be
submitted to the Planning Policy Team by email at local.plan@southderbyshire.gov.uk or via post to
Planning Policy, Planning Services, South Derbyshire District Council, Civic Offices, Civic Way,
Swadlincote, Derbyshire, DE11 0AH

Comments must be received by 5pm on 30" January 2026, late comments will not be
accepted.

Part A: Your Details

Respondent details
Name*: The Strategic Land Group Ltd

*indicates required field
Future notification

The District Council will retain your contact details to inform you of future consultations on the Local
Plan. If you do not wish for your contact details to be added to the consultation database, please
email local.plan@southderbyshire.gov.uk

Privacy Notice - How is your information used?

Representations will be made publicly available following the close of the consultation
however personal details (personal address, signature and contact details) will NOT be made
publicly available but will be kept in a secure database and used to notify you of the Plan’s
progress.

Who has access to your information?
South Derbyshire District Council Planning Services. Personal information is not shared with any
other department or agency, will not be sold and will not be used for any other purpose.

For further information, please visit our Privacy section of our website at
www.southderbyshire.gov.uk/privacy where you can see a full copy of our privacy notice.
Alternatively, you can request a hard copy by emailing local.plan@southderbyshire.gov.uk




Question 1: Should the Council produce a Local Plan Part 2 Review under the
existing planning system, or should a single full Local Plan Review be undertaken
under the new system? (please tick one)

(] Produce a Local Plan Part 2 Review under the existing system
Produce a single Full Local Plan under the new system
L] Other

(Please provide a reason for your answer)

Please refer to accompanying document titled “22-582 — Reps to Part 2 Local Plan Review with
Appendices - SLG”.

Question 2: Where should the housing needs be met?

(Please provide site details including projected delivery timescales and the specific need
being met).

Please refer to accompanying document titled “22-582 — Reps to Part 2 Local Plan Review with
Appendices - SLG”.




Question 3: Are there other mechanisms that the plan should consider to securing
housing delivery in addition to allocating specific sites (e.g. identifying indicative
broad locations/areas for future growth adjacent to existing settlements, extending
settlement boundaries, supporting certain Changes of Use)?

XYes CNo
(Please provide a reason for your answer)

Please refer to accompanying document titled “22-582 — Reps to Part 2 Local Plan Review with
Appendices - SLG”.

Question 4: Are there any other issues that the Council should consider when
ensuring the timely delivery of the right homes in the right places (e.g. policy criteria
for looked after children, re-allocating unimplemented employment allocations)?

XYes [INo
(Please provide a reason for your answer)

Please refer to accompanying document titled “22-582 — Reps to Part 2 Local Plan Review with
Appendices - SLG”.




Question 5: What specific accommodation needs should the Local Plan address
through allocations (e.g. extra care accommodation for older people, care home
provision for looked after children etc.)?

(Please provide details)

Question 6: What could the Council do to speed up delivery on strategic allocations?
(Please provide details)

Please refer to accompanying document titled “22-582 — Reps to Part 2 Local Plan Review with
Appendices - SLG”.




Question 7: Should the Council allocate land South of Mackworth for development
within the plan period?

[JYes XINo
(Please provide a reason for your answer)

Please refer to accompanying document titled “22-582 — Reps to Part 2 Local Plan Review with
Appendices - SLG”.

Question 8: Are there other steps that the Council could take to accelerate housing
delivery on other sites?

XYes [INo
(Please provide a reason for your answer)

Please refer to accompanying document titled “22-582 — Reps to Part 2 Local Plan Review with
Appendices - SLG”.




Question 9: Do you agree that settlement boundaries should be drawn around the
urban edge of Derby, Drakelow and Stanton and any new allocations?

OYes CINo
(Please provide a reason for your answer)

Question 10: Do you agree with the principles for assessing the settlement
boundaries, as set out in Appendix 1?

OYes XINo
(Please provide a reason for your answer)

Please refer to accompanying document titled “22-582 — Reps to Part 2 Local Plan Review with
Appendices - SLG”.




Question 11: What issues regarding the settlement boundaries should the Council
consider?

(Please provide a comment)

Please refer to accompanying document titled “22-582 — Reps to Part 2 Local Plan Review with
Appendices - SLG”.

Question 12: Do you agree with the retail hierarchy?
[1Yes [INo

(Please provide a reason for your answer)




Question 13: Should the Council redefine the retail centre in Swadlincote as a
commercial centre which would allow for a wider range of uses?

[1Yes [INo

(Please provide a reason for your answer)

Question 14: What issues regarding Swadlincote Town Centre redevelopment should
the Council consider?

(Please provide details)




Question 15: Should the Council define the boundaries of all of the retail areas within
the District?

[IYes [INo
(Please provide a reason for your answer)

Question 16: Should the Council include a locally specific Green Belt policy (beyond
the NPPF policy) that defines what appropriate development is within the context of
‘disproportionate’ and ‘limited infilling’?

[IYes [INo

(Please provide a reason for your answer)




Question 17: If you answered yes to question 16, what should the policy consider?

Question 18: Should the Council undertake a Green Belt review with a specific
objective of identifying what, if any, Grey Belt exists within the district?

[IYes [INo

(Please provide a reason for your answer)
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Question 19: What other sites and/or options should the Council consider for
providing Gypsy and Traveller accommodation?

(Please provide details)

Question 20: Are there any other issues that the Council should consider when
meeting the needs of Gypsies and Travellers?

(Please provide details)
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Question 21: Are there any additional policies/other issues that the Local Plan
should address?

[1Yes [INo

(Please provide a reason for your answer)

Question 22: Are there any amendments required to the existing policies to reflect
implemented changes to national planning policy, policy guidance or Regulations?

[IYes [INo

(Please provide a reason for your answer)
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Question 23: Are there better/alternative mechanisms that the Council should use to
secure the required infrastructure?

[JYes [LINo
(Please provide a reason for your answer)

Question 24: Where there is the potential need for long-term management /
maintenance of open space, SUDS or other infrastructure, should the Council
introduce a policy requiring these to be adopted by a public authority unless there is
clear evidence that this is not feasible.

[JYes [INo
(Please provide a reason for your answer)
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Question 25: Do you have any further/additional comments?

(Please provide details)

Please refer to accompanying document titled “22-582 — Reps to Part 2 Local Plan Review with
Appendices - SLG”.
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Introduction

Emery Planning is instructed by The Strategic Land Group (hereafter referred to as ‘SLG’) to submit
representations to the South Derbyshire Issues & Options Local Plan Part 2 Review consultation. SLG

previously responded to the Local Plan Part 1 Review Publication Version consultation in April 2025.

SLG is promoting the land South of Moira Road, Overseal for residential development. These
representations seek the allocation of the site in the emerging plan, and demonstrate that it is suitable,

available and achievable. The site can be delivered in the first 5 years of the plan period.

We respond to the consultation questions and key issues in turn below.

Representations to Issues and Options
Land South of Moira Road, Overseal
Thursday, January 29, 2026



2.1

2.2

2.3

2.4

2.5

2.6

Response to Questions

Question 1: Should the Council produce a Local Plan Part 2 Review under the
existing planning system, or should a single full Local Plan Review be undertaken
under the new system?

The question provides three possible answers as follows:

e Produce a Local Plan Part 2 Review under the existing system
e Produce asingle Full Local Plan under the new system

e Other

We consider that a full review of the Local Plan (taking into account the increase in South Derbyshire’s

local housing need) should be undertaken now.

SLG’s position in respect of this matter was set out in response to the Local Plan Part 1 Review consultation.
The Part 1 Review was clearly rushed out for consultation in an attempt to meet the Framework’s
transitional arrangements. However, several key items were missing from the evidence base, and

therefore the consultation was incomplete, and re-consultation is required.

Turning to the proposed strategy in the Part 1 Review, whilst it is commendable that South Derbyshire is
seeking to allocate land to meet Derby’s unmet needs, South Derbyshire should be planning to meet its
own needs now. The change in balance of need under the new standard method (in particular, the increase
in South Derbyshire’s needs) has significant implications for the distribution of development. This is not a

matter that is appropriate to leave to a future review.

The Council’s proposed review mechanism (Policy Revl of the Part 1 Review) would allow for a further 5
years from adoption before a full review of the plan is submitted for examination. The Local Plan Part 1 is
yet to be submitted to the Secretary of State (SoS) for examination since the Regulation 19 consultation
ended in April 2025, therefore the true housing needs of South Derbyshire are likely to go unmet for

several years yet based on the Council’s assumptions.

The Consultation Document goes on to state that Local Government Reorganisation (LGR) would pose a
challenge in relation to carrying out a full review and the Council is keen to have an adopted local plan
ahead of the changes. Given that the LGR is not expected to be implemented until 2027 and the new
Council(s) would not operate until April 2028, there are no reasons why the Council could not pursue a full

Local Plan Review under the new Framework prior to this. Furthermore, the LGR of the authorities remains

Representations to Issues and Options
Land South of Moira Road, Overseal
Thursday, January 29, 2026



2.7

2.8

2.9

hypothetical at this stage and it would not be appropriate to withhold a comprehensive plan review for

this reason alone.

Itis also not clear how the proposed review mechanism (draft Policy Rev1) and the timescales for LGR will
interact. Under the draft policy, the Council would need to enter into an immediate review upon adoption
of the emerging Local Plan Part 1. However, in the event that the LGR is implemented in 2027, then the
local plan review process would need to be abandoned and the new Council proceed with a fresh plan.
Whilst the Consultation Document states that adoption of such a plan would not be feasible before 2030,
it is likely to take longer as the new Council finds its feet and evidence for the new geographical area is
gathered. There is therefore a clear conflict between the review policy, LGR, and the need to meet the
current needs of South Derbyshire, all of which indicates that a full review now is the most sensible

approach.

We therefore maintain that the Council should produce a comprehensive plan review now utilising the
new standard method, rather than attempting to adopt the Part 1 Review, which is not at all reflective of
current needs and will result in (at best) a plan being adopted that is immediately out of date and fails to
meet the needs of South Derbyshire. The Council would also be unable to maintain a 5-year housing land
supply, particularly as the 20% buffer would immediately apply in accordance with paragraph 78(c) of the

Framework.

Question 2: Where should the housing needs be met?

Proposed allocation

SLG is promoting the land South of Moira Road, Overseal as an allocation for housing development. A
significant new area of open space (circa 13 acres) would be provided to the south of the proposed new
housing. A site location plan is provided at Appendix EP1. A Development Statement is provided at
Appendix EP2. Full details of the site and the proposed allocation are provided in Section 3 of these

representations.

Distribution of development

2.10 The Local Plan Part 1 Review sets out a housing requirement of 14,500 dwellings, comprising:

e 9,633 to meet the needs of South Derbyshire

e 4,867 to assist with the unmet needs of Derby City, reflect historic higher delivery, provide
flexibility, and meet affordable housing needs

Representations to Issues and Options
Land South of Moira Road, Overseal
Thursday, January 29, 2026



2.11 SLG's representations to the Part 1 Review identified issues in relation to the expression of the housing

212

2.13

requirement, and the lack of clarity in terms of how much housing is being provided to meet the needs of
Derby City. Such provision needs to be included in the overall housing requirement. The issue was
underlined in the recent appeal decision in respect of the land south of Kings Newton Lane, Melbourne
(PINS ref: APP/F1040/W/25/3368728), where the Inspector discounted 24% of the Council’s 5-year
housing land supply, as the current development plan plans for housing delivery based on meeting the

needs of South Derbyshire and of Derby on a 76% / 24% split.

It was also previously raised within SLG’s response to the draft Local Plan Part 1 Review Publication Version
that the distribution of development between the Key and Local Service Villages was unclear, and that
draft Policy H1 failed to provide further clarity in respect of apportionment of the housing requirement or

relationship with individual needs and sustainability credentials of each settlement?.

The Part 2 Review consultation document refers to a Settlement Hierarchy shown in Chart 1. This now

provides a proportion of homes to be allocated in each settlement as follows:

Settlement No. of homes

Derby Fringe 8,639
Swadlincote 1,726
Drakelow Park 2,060
Hilton 179
Hatton 327
Etwall 50
Castle Gresley 70
Scropton 10
Repton 35
Melbourne 46
Hartshorne 13
Willington 15
Total 13,170

! Paragraphs 6.46 to 6.49

Representations to Issues and Options
Land South of Moira Road, Overseal
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2.14

2.15

2.16

2.17

2.18

There is an unexplained difference between the total figure of the housing requirement apportionment of
13,170 and the proposed housing requirement of 14,500 dwellings. It is not clear how the distribution in

Chart 1 relates to the housing requirement and the proposed distribution of housing.

In terms of the justification for the proposed distribution, the consultation points to the Housing Market
Area Sustainability Appraisal, SDDC specific Sustainability Appraisals, and the Sequential Test. However,
there is no clear or coherent evidence provided in any of those documents to justify the above distribution

or outline how it has been arrived at.

Furthermore, there appears to be no relationship between the settlement hierarchy set out within draft
Policy H1 in the Part 1 Review and the distribution of development proposed in the Part 2 Review. The
current consultation states that the hierarchy is based on the range of services and facilities that are
offered by each settlement, but just 652 homes (less than 5% of the chart total) are apportioned across
six out of ten Tier 2 Key Service Villages, and the remaining Key Service Villages are apportioned nothing.
It is not clear how it can be justified for settlements within Tier 2 such as Overseal, which are clearly
sustainable locations and can support development, to be apportioned no growth over the plan period.
Such an approach is also not consistent with the spatial strategy itself (as expressed in the Part 1 Review)
given that the Tier 2 settlements are sustainable locations for growth. It is also inconsistent with paragraph

83 of the Framework, which states:

“To promote sustainable development in rural areas, housing should be located where

it will enhance or maintain the vitality of rural communities. Planning policies should

identify opportunities for villages to grow and thrive, especially where this will support

local services. Where there are groups of smaller settlements, development in one

village may support services in a village nearby.”
It is very clear that providing zero new housing allocations in Overseal is inconsistent with the principle of
identifying opportunities for villages to grow and thrive. Rather, the proposed approach is the antithesis

of this important element of national policy.

The evidence base includes a document entitled Housing Needs for Subdistrict Settlement Tiers 2024 by
ORS. This assessment indicates that under the 10-year migration model, Overseal is projected to
accommodate the fifth highest amount of household growth of all settlements (see Figure 6 of the report).
Whilst this reflects the fact that Overseal received a level of development between 2011-2021, that in turn
reflects the sustainability of the settlement and its ability to accommodate growth. It is totally illogical for
Overseal to now be identified as a settlement that will not accommodate any additional growth through

allocations.

Representations to Issues and Options
Land South of Moira Road, Overseal
Thursday, January 29, 2026



2.19

2.20

2.21

2.22

2.23

The evidence base should properly consider the current and future sustainability of the rural settlements,
particularly the Key Service Settlements. This should include consideration of meeting local needs for
market and affordable housing. Consideration should also be given to service provision, and how this could
be supported through new development. This should then inform the level of growth in each of the Key

Service Villages.

In relation to the provision for Derby, Chart 1 indicates that over 65% of the homes are to be delivered
within the Derby Fringe. Even assuming that the full 4,867 dwellings of the housing requirement are to
meet Derby’s unmet housing needs, the proposed distribution indicates delivery of almost double this
number within the Derby Fringe. The focus appears to be entirely on three areas, rather than a balanced
distribution of development across South Derbyshire to ensure that the needs are being met in sustainable

locations within the borough, rather than just adjacent to Derby.

Therefore, we have significant concerns in relation to the lack of consideration given to the needs of each
settlement and their ability to sustainably accommodate growth. It is illogical and unjustified for a
sustainable Key Service Village such as Overseal not to receive a level of development which is

commensurate with the scale and sustainability of the village.

River Mease Special Area of Conservation (SAC)

The Derby Housing Market Area Growth Options Study identifies that Overseal is constrained by the River
Mease Special Area of Conservation (SAC). It goes on to state in respect of Environment Constraints in

Area 6: South Derbyshire - South:

“Part of the River Mease SAC/SSSI falls within South Derbyshire along the southern
boundary of the District (including Smisby). Nutrient enrichment is a very significant
problem in this catchment and any development has to fully mitigate its effects on the
SAC through contributions towards removing phosphate. At the moment, there are no
mechanisms to mitigate effects therefore most development is in abeyance. There is
limited headroom (capacity) at WWTWs discharging to SAC and once this has been fully
utilised it is likely that this could curtail further development. There are funded
proposals to build a £25 million pipeline to take foul water from Packington and possibly
Measham WWTWs in North West Leicestershire however this is unlikely to benefit
settlements in South Derbyshire”

Itis not clear to what extent- if any- the River Mease SAC has impacted on the distribution of development.
However, the emerging plan should not be restricting development and avoiding allocations within the
catchment. Development can be made nutrient neutral, notwithstanding that this is a temporary issue

which various public bodies are working to resolve. Indeed, there is every expectation that the issue will

Representations to Issues and Options
Land South of Moira Road, Overseal
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2.24

2.25

2.26

2.27

be resolved during the lifetime of the plan. We note that the Derby HMA Sustainability Appraisal of

Housing Options states?:

“Habitat issues

Aside from specific designated sites, there are more widespread ecology related issues

(normally which intersect with the Habitats Regulations) which can prevent

development. One fairly widespread issue in England is the ‘Nutrient Neutrality’ issue;

this is having an impact on the River Mease Special Area of Conservation, which passes

through South Derbyshire. This may justify a reduced or stepped housing figure if

solutions are limited or still been advanced meaning development cannot come forward

without impacts on the designated habitat sites. The counter argument to this is that it

should be for the plan to address these kind of issues strategically and as such they

should not be used as an excuse for reducing housing figures.” (our emphasis)
Furthermore, whilst the River Mease Developer Contributions Schemes 1 and 2 have both reached
capacity, the Local Plan Part 2 Review Sustainability Appraisal Scoping Report confirms that an update to
the Scheme is ongoing. It also advises that further mitigation work, including a ‘pump out’ treated foul
flows from two key Sewage Treatment Works at Packington and Measham in the Mease catchment, is

anticipated to be operational by 2027.

In light of the above, there are no reasons why housing growth should be restricted in Overseal. Mitigation

schemes are forthcoming and could reasonably be resolved during the plan period.

Our client proposes the land at Moira Road, Overseal as an allocation for housing in Section 3 of these
representations. The site can contribute to meeting the need for market and affordable housing in

Overseal and South Derbyshire in a sustainable way.

Housing land supply

Chart 2 of the Consultation Documents shows that the plan remains heavily reliant on existing allocations

that have failed to deliver. The supporting text breaks this down as follows:

e 3,450 dwellings across two new strategic allocations;

e 9,020 dwellings on existing Local Plan Part 1 allocations;

e 242 dwellings on existing Local Plan Part 2 allocations;

e 458 dwellings on unallocated sites with planning permission; and

e 1,273 dwellings on windfall sites.

2Ppage 6
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2.28

2.29

2.30

2.31

2.32

SLG's position on the above supply was set out in the representations to the Local Plan Part 1 Publication
Version plan®. There remains insufficient evidence to support the proposed housing trajectory, including
the saved allocations, strategic sites and the proposed windfall allowance, and there is insufficient
flexibility in the supply. Additional allocations are required to ensure that the housing requirement will be

met over the plan period.

Notwithstanding that we do not consider the existing supply to be realistic, there remains the issue that
the claimed supply fails to meet the housing requirement and additional sites must be allocated to meet
it. There is a shortfall of 57 dwellings against the housing requirement. There is also a need to provide a
contingency allowance of at least 10%, although we consider that 20% would be more appropriate for the
reasons set out in our previous representations. This needs to be provided through additional allocations,

particularly allocations which are capable of delivering in the next 5 years.

As referred to in response to Question 1 above, the recent appeal decision in respect of the land south of
Kings Newton Lane, Melbourne (PINS ref: APP/F1040/W/25/3368728) provides critical context for the 5-
year housing land supply in the emerging plan. Not only was there a need to apply a discount for the Derby
sites, but elements of the Council’s supply were found to not be robust (with further sites challenged).
Furthermore, even if the Part 1 plan is adopted, a 20% buffer would immediately apply in accordance with
paragraph 78(c) of the Framework. Under such circumstances we cannot see how the plan would provide
for a 5-year supply without significant new allocations in South Derbyshire, particularly deliverable sites

which can come forward quickly in the Tier 1 and 2 villages.

Question 3: Are there other mechanisms that the plan should consider to securing
housing delivery in addition to allocating specific sites (e.g. identifying indicative
broad locations/areas for future growth adjacent to existing settlements,
extending settlement boundaries, supporting certain Changes of Use)?

Whilst the allocation of areas for future growth is supported in principle, given the shortfall in housing land
supply and increase in local housing needs within South Derbyshire, it is crucial that sites which are

suitable, achievable and available should be formally allocated.

We consider that allocations and extensions to the existing settlement boundaries should be made in all
of the Key Service Villages — not just the few that are proposed to accommodate growth in Chart 1 of the

consultation document.

3 Section 7

Representations to Issues and Options
Land South of Moira Road, Overseal
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2.33  Any allocations of areas for future growth should be equally supported by appropriate evidence and

2.34

2.35

2.36

identified on a key diagram in accordance with paragraph 23 of the Framework.

Question 4: Are there any other issues that the Council should consider when
ensuring the timely delivery of the right homes in the right places (e.g. policy
criteria for looked after children, re-allocating unimplemented employment
allocations)?

Paragraph 127 of the Framework states:

“Planning policies and decisions need to reflect changes in the demand for land. They
should be informed by regular reviews of both the land allocated for development in
plans, and of land availability. Where the local planning authority considers there to be
no reasonable prospect of an application coming forward for the use allocated in a
plan:

a) it should, as part of plan updates, reallocate the land for a more deliverable use that
can help to address identified needs (or, if appropriate, deallocate a site which is
undeveloped); and

b) in the interim, prior to updating the plan, applications for alternative uses on the

land should be supported, where the proposed use would contribute to meeting an

unmet need for development in the area.”
Clear evidence should be provided to demonstrate that the saved allocations can still be delivered,
particularly those which are included in the 5-year housing land supply. However, no such evidence is
provided as part of the evidence base. Given that many of the existing allocations have not been delivered
since adoption of the Local Plan Part 1 in 2016, there remains concern about whether timely delivery can
indeed take place in the future. This should be a significant consideration in the preparation of the

emerging local plan.

Question 6: What could the Council do to speed up delivery on strategic
allocations?

The Council should focus on making realistic assumptions in respect of strategic allocations, and allocating
sufficient deliverable sites to ensure that the housing requirement is met and a 5-year housing land supply

is maintained.

Representations to Issues and Options
Land South of Moira Road, Overseal
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2.37

2.38

2.39

2.40
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Question 7: Should the Council allocate land South of Mackworth for development
within the plan period?

No. The Consultation Document states that the site would be delivered in conjunction with land off Brun
Lane, which was a proposed allocation in the emerging Amber Valley Borough Local Plan 2022-2040.
However, the site was found to be undeliverable due to the landowners unequivocally stating that the
majority of the site is not available for development. The Inspectors examining the plan have stated that
it should be removed as an allocation®. Whilst it is now proposed as an ‘Area for Future Housing Growth’
instead, this remains the subject of live objections, and in any event there remains no confidence that the
smaller available parcel could deliver the level of infrastructure required to support the development, a

concern which was also shared by the Inspectors.

Question 8: Are there other steps that the Council could take to accelerate housing
delivery on other sites? Yes/No

Yes. As per our answer to Question 6, the Council should allocate sufficient deliverable sites to ensure that

the housing requirement is met and a 5-year housing land supply is maintained.

Question 10: Do you agree with the principles for assessing the settlement
boundaries, as set out in Appendix 1? Yes/No

No. The approach set out in Appendix 1 is to draw settlement boundaries tightly, in a ‘shrink-wrap’ style
around settlements, even excluding the curtilages of buildings. This means that there will be few, if any,

opportunities for growth in and around the settlements.

Question 11: What issues regarding the settlement boundaries should the Council
consider?

The Council should consider more flexible opportunities for delivering growth, including the potential for
sites to come forward beyond the existing settlement boundaries. This is necessary in the context of a
national housing crisis and circumstances where the Council is proposing no growth at some of its key

settlements.

An example is Policy H1 of the High Peak Local Plan, which states:

4 INSO7 - Inspectors Post Hearings letter to the Council
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“The Council will give consideration to approving sustainable sites outside the defined
built up area boundaries, taking into account other policies in this Local Plan, provided
that:

e The development would adjoin the built up area boundary and be well related
with the existing pattern of development and surrounding land uses and of an
appropriate scale for the settlement; and

e the development would not lead to prominent intrusion into the countryside
or have a significant adverse impact on the character of the countryside; and

e it would have reasonable access by foot, cycle or public transport to schools
medical services, shops and other community facilities; and

e the local and strategic infrastructure can meet the additional requirements
arising from the development”

Question 25: Do you have any further/additional comments?

2.42 Asoutlined in SLG’s representations to the South Derbyshire Local Plan Part 1 Review, the proposed plan

243

period is 2022 to 2041, which continues through to the current Local Plan Part 2 Review consultation. The
base date used for the monitoring of the housing and employment land supply, as referenced at numerous
points within the plan, is 1 April. Therefore, the end date of the strategic policies relating to housing and
employment land supply is 31 March 2041. This means for the strategic policies to cover at least 15-years
from adoption, it must be adopted by 31 March 2026. Clearly, there is absolutely no prospect of that
happening given that the Council has not submitted the plan for examination, some 9 months after the

consultation closed.

The adopted Local Development Scheme 2025 — 2028 states that submission of the Local Plan Part 1 to
the Secretary of State was due to take place in Autumn 2025, with adoption expected in Spring 2026. The
report dated 18 November 2025 to the Environmental And Development Services Committee® states at
paragraph 3.1 that the Local Plan Part 1 is due to be submitted to the SoS over the coming months. Despite
this it remains to be submitted at the time of writing. It therefore follows that the plan period must be
extended to allow for a full 15-year plan period from adoption, taking into account the potential for a
lengthy examination period. We would therefore suggest that the plan period is extended until 2044 as a
minimum. Further sites would need to be allocated through the emerging Local Plan to meet the additional

housing and employment needs arising from the extension.

> Local Plan Part 2 Review Issues and Options Consultation and Draft Sustainability Appraisal Scoping Report
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2.44 In addition to extending the proposed end date for the plan, the Council needs to re-base the start date
for the plan. The Council is currently applying a 2022 base date for the housing requirement. Such an
approach is inconsistent with the previous version of the PPG. Paragraph 2a-008 of the previous version
of the PPG states:

“When should strategic policy-making authorities assess their housing need figure for
policy-making purposes?

Strategic policy-making authorities will need to calculate their local housing need figure
at the start of the plan-making process. This number should be kept under review and
revised where appropriate.

The housing need figure generated using the standard method may change as the
inputs are variable and this should be taken into consideration by strategic policy-
making authorities.

However, local housing need calculated using the standard method may be relied upon
for a period of 2 years from the time that a plan is submitted to the Planning
Inspectorate for examination.”

2.45 Paragraph 2a-004 of the PPG states:

“How is a minimum annual local housing need figure calculated using the standard
method?

The standard method can be used to calculate a minimum annual local housing need
figure as follows:

Step 1 - Setting the baseline

Set the baseline using national household growth projections (2014-based household
projections in England, table 406 unitary authorities and districts in England) for the
area of the local authority. Using these projections, calculate the projected average
annual household growth over a 10 year period (this should be 10 consecutive years,
with the current year being used as the starting point from which to calculate growth

over that period).” (our emphasis)

2.46 Paragraph 2a-011 of the previous PPG states:

“Can strategic policy-making authorities take account of past under delivery of new
homes in preparing plans?

The affordability adjustment is applied to take account of past under-delivery. The
standard method identifies the minimum uplift that will be required and therefore it is
not a requirement to specifically address under-delivery separately.

Where an alternative approach to the standard method is used, past under delivery
should be taken into account.”
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2.47

2.48

2.49

2.50

Although paragraph 2a-011 of the PPG refers to under-delivery, the same logic must apply to over-delivery.

This is already accounted for in the affordability adjustment.

We note that the Inspector examining the North Norfolk Local Plan considered this issue, and concluded

as follows?®:

“Turning to the base date of the plan, this should correspond to the date from which
the housing needs of the district are quantified. As set out in paragraph 12 below, this
should be April 2024. The plan period should therefore be 2024-40.”

In the Isle of Wight Local Plan’, the Inspectors concluded as follows:

“In already accepting the standard method figure as the basis for the housing need,

the Council has indicated that the plan period would need to be modified to be forward

looking. As such the base date of the plan should move from 1 April 2022 to 1 April

2024 to reflect the latest local housing need figure prior to the point of plan

submission.”
Therefore, given that the Part 1 Review is yet to be submitted, the housing requirement should be revised
to reflect the latest local housing need figure prior to the point of plan submission. Past ‘over-delivery’
from before this date should not be included. There is also no justification for including earlier calculations
in the assessment of local housing need. The approach is inconsistent with national policy and guidance.

This needs to be accounted for in the Part 2 Review.

® Inspector’s post hearing note (dated 24 May 2024), paragraph 6: https://www.north-
norfolk.gov.uk/media/10490/eh006-f-inspectors-post-examination-hearings-letter.pdf

" Inspectors' Post Hearings letter (dated 22 April 2025), paragraph 25:
https://iwc.iow.gov.uk/documentlibrary/download/ed21-post-hearing-letter-11-april-2025
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3.

3.1

3.2

3.3

34

35

3.6

3.7

3.8

Proposed allocation: Land south of Moira Road,
Overseal

For the reasons discussed above, we consider there is a need to allocate deliverable sites within South

Derbyshire, particularly in sustainable settlements such as Overseal which is a Key Service Centre.

SLG is promoting the land South of Moira Road, Overseal which can assist in meeting housing needs in a
sustainable way. A site location plan is provided at Appendix EP1. We promoted the site to the previous
Issues and Options consultation in 2022, the Draft Local Plan consultation in 2024, and in response to the

Publication Version Local Plan Part 1 consultation in April 2025.

The site is promoted as an allocation for residential development. A significant new area of open space
(circa 13 acres) would be provided to the south of the proposed new housing. This can be secured through

the allocation, and would benefit both new and existing residents.
A Development Prospectus is provided at Appendix EP2. The Development Prospectus provides:

e An analysis of the site and its surroundings;
e Avision that articulates and illustrates the opportunities presented by the site;
e A demonstration that the site is deliverable, available and achievable; and

e Asummary of the key benefits of the site.
Details of the site and the proposed allocation are provided below.

Site location and description

The site is located to the south of Moira Road in Overseal, a Key Service Centre in the adopted Local Plan.

It totals approximately 12.2 hectares, is generally flat and currently used for agricultural purposes.

Existing hedgerows mark the site’s boundaries to the north, east and west. The southern boundary is
undefined although the land beyond the boundary is in the same ownership. A number of public rights of

way also cross the site.

To the north and west are new housing developments as well as existing residential areas. A solar farm is
located approximately 200m beyond the southern boundary, while the eastern boundary is marked by

another road, Shortheath.
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3.9

3.10

3.11

3.12

3.13

3.14

The site lies in a highly sustainable location. It is within 1,000m of a primary school (Overseal Primary
School), 800m of a convenience store and is in close proximity to existing football pitches at Woodville
Road & Overseal Recreation Ground (less than 400m). There is also public transport provision available via

a bus service.

Proposed allocation

The site is proposed as an allocation for residential development. It can accommodate approximately 175

dwellings, including a policy compliant level of affordable housing.

The site can also deliver an extensive area of new parkland (approximately 13 acres), which could serve

both new and existing residents. This can be secured through the allocation in the policy wording.

Further details are provided in the Development Statement at Appendix EP2. An illustrative masterplan is
also included in the Development Statement, which shows how 175 dwellings can be accommodated, set
within an extensive network of new open space, and the retention of key features such as trees and

hedgerows. The Development Statement also demonstrates that:

e There are no technical impediments to the site being developed.

e Existing services and facilities are easily accessible from the site and it relates well to the
existing settlement form.

e Safe and suitable access can be achieved.

e The site and surrounding landscape is deemed to be capable of accommodating the proposed
development.

e The site is not currently of any particular ecological value with development offering the
opportunity to deliver a net gain in biodiversity.

Technical matters are considered further below.

Technical considerations

The Interactive Site Assessments proforma states that the site was assessed under the 2020 SHELAA
methodology, however the assessment reflects the more recent February 2024 SHELAA methodology. The

following conclusion are drawn:

“The site is considered available and achievable. However, a number of suitability
criteria would need to be overcome/require mitigation. The site is located within the
River Mease Special Area of Conservation (SAC).
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3.15

3.16

3.17

3.18

3.19

3.20

Impact on/appropiate mitigation on the River Mease Special Area of Conservation

would need to be investigated further. Sites within the Mease catchment would only

be acceptable where it can be demonstrated that measures can be delivered to

mitigate impact on the SAC. Could be suitable subject to impact on River Mease SAC

/appropiate mitigation.”
We have addressed the River Mease SAC constraint in section 2 of this statement (see response to
question 2 under ‘distribution of development’). In summary, development can be made nutrient neutral,
notwithstanding that this is a temporary issue which various public bodies are working to resolve. There
are therefore no reasons why housing growth should be restricted in Overseal over the plan period.

Mitigation schemes are forthcoming and will be delivered during the plan period.

It is therefore considered that the proposed site at Moira Road, Overseal is suitable for residential

development, and the SAC should not restrict its allocation.

SLG has also undertaken a range of technical assessments which demonstrate that the other suitability
criteria can be overcome, or mitigation can be provided. These are discussed below and in the enclosed

Development Prospectus (Appendix EP2).

Highways and accessibility

It is proposed for both the vehicular and pedestrian access to be taken from Moira Road within the site
boundary or the current limits of the adopted highway. In addition, the existing Public Right of Way will be
incorporated into the proposed layout and connected to the adjacent path within the Cameron Homes
development which adjoins the site. In terms of accessibility, the Development Prospectus demonstrates
that the site is in a location which is accessible by non-car modes of transport. There is therefore no reason

in highways terms why the site could not be developed.

Ecology

The land is species poor with majority of the ecological value being within the boundary hedgerow and
trees. These would be retained and reinforced as part of any future scheme and only small sections would
be removed where absolutely necessary to allow access to the site. Future proposals will also help to

deliver biodiversity net gain on the site.

The River Mease, which is both a Site of Special Scientific Interest and a Special Area of Conservation, is
approximately 2.6km south of the site. As addressed above, nutrient neutrality has been identified as an
issue within this area and suitable mitigation measures will therefore need to be put in place as part of

future development.
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3.21

3.22

3.23

3.24

3.25

3.26

3.27

3.28

3.29

Ground conditions

A Phase 1 Geo-environmental Report carried out by Earth Environmental has confirmed that the site has

never been developed so the likelihood of contamination is very low.

Coal Authority mapping also confirms that this site falls outside of the Development High Risk Zone for

coal mining and historic coal mining is not, therefore, likely to be a concern.

Landscape and visual impact

The site is located on the edge of the urban area. It has an edge of settlement character and is contained

by roads and existing development on three boundaries.

The development would not be incongruous in the location and setting at the edge of the settlement, and
would fit in with the existing urban fringe character whilst maintaining and enhancing the key existing

characteristics such as the hedgerow and trees.

Flood risk and drainage

The site is within Flood Zone 1. Any proposed development will incorporate a Sustainable Drainage System

(SuDS) to limit surface water flows to the greenfield run-off rate plus an allowance for climate change.

As development would increase the impermeable area of the site, three attenuation ponds could be
accommodated to the north and south of the site, allowing drainage into them by gravity. The ponds would
be of sufficient scale to attenuate surface water flows from the entire development but would be
supported by other sustainable drainage (SuDS) features such as swales, rainwater harvesting and

permeable paving.

It is clear that the site can be satisfactorily drained and no flood risk or drainage reasons exist as to why
the site could not be developed.
Noise and air quality

No part of the site is a noise hotspot, as identified by DEFRA, and it is not considered that noise is an issue

which would prevent development.

The nearest Air Quality Management Areas is over 8km away from the site, in Burton Upon Trent.
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3.30

3.31

3.32

3.33

3.34

3.35

3.36

Heritage

There are several Listed Buildings located within the village. However, none have a visual relationship with
the site, and the development of the site would not result in harm to any designated heritage asset. Thus,

there are no heritage considerations which would prevent the site being developed.

Services

Following relevant searches being carried out, all main services are available in this locality and

connections can be made.

Deliverability

The Framework states that to be considered deliverable, sites for housing should be available now, offer
a suitable location for development now, and be achievable with a realistic prospect that housing will be

delivered on the site within five years. We hereby address those criteria.

Suitability

The suitability of the site is addressed above. The site is located in a sustainable location and comprises a
logical extension of Overseal, a Key Service Centre. As the Council cannot currently demonstrate a 5-year

housing land supply, there is also an opportunity for the site to come forward via an early application.

Availability

The site is under the sole control of SLG, a land promoter with extensive experience of bringing sites
forward for development. There are no legal or ownership impediments to development. The site is

available now.

Achievability

There are no significant constraints that would prevent the site from coming forward. The site can be
delivered viably, having regard to the need to provide affordable housing and other anticipated

infrastructure requirements, including the proposed 13 acres of new open space.

The site is deliverable and can make a significant contribution to meeting development needs over the
plan period. Subject to achieving an allocation and/or planning permission, it is anticipated development

will commence within the first 5 years of the plan period.
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Proposed allocation: summary and conclusions

3.37 Thesiteisin asustainable location and would help to deliver a mix of housing as part of the emerging Local
Plan. It could assist in addressing the issues of soundness that we have identified elsewhere within our
representations, by contributing to meeting housing needs in South Derbyshire and the wider Derby HMA,

and by providing sustainable development within Overseal, an identified Key Service Centre.

3.38 There are no constraints which would prevent the site from coming forward, and the development could

deliver the following benefits:

e Arange of types, sizes and tenures of new homes in an accessible location.
e Policy compliant affordable housing provision to meet a significant local need.
e The retention of existing trees and hedgerows, and a 10% net gain in biodiversity value.

e Significant provision of new open space to serve new and existing residents, including an
extensive area of new parkland located to the south of the site (approximately 13 acres),
which would be accessible to new and existing residents.

e Alandscape led development which integrates well with the existing settlement form.

e Adesign that would encourage active travel through the use of modal filters and low traffic
neighbourhoods.

e Electric vehicle charging points.

3.39 We therefore propose that the site is allocated in the emerging Local Plan. SLG would be happy to provide
any further information necessary to support the allocation and the Council’s evidence base if an allocation

were to be considered as part of modifications to the plan.
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