AMBER VALLEY BOROUGH COUNCIL
LAND TO THE NORTH OF MARKET STREET, HEANOR
STATEMENT OF DEVELOPMENT
PRINCIPLES
D
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Introduction

In 2008, Amber Valley Borough Council approved a Masterplan for Heanor Town
Centre. The Masterplan identifies a number of regeneration projects and
opportunities across the town centre. However, the realisation of many of these
projects and opportunities has been dependent on the future of the proposed Heanor
Inner Relief Road scheme.
Land to the north of Market Street within the town centre has been safeguarded by
the Borough Council for this scheme for over 20 years. However, Derbyshire County
Council have now rescinded the Inner Relief Road scheme. This now provides the
opportunity to consider in more detail how the land previously safeguarded for the
relief road could be used and developed to contribute most effectively to the physical
regeneration of the town centre.
This Statement of Development Principles aims to:•

Establish a clear vision for land use and development within the area

•

Provide detailed guidance against which specific development proposals can
be considered, alongside current planning policies and other material
considerations

•

Give greater certainty to existing landowners, prospective developers and the
local community as to the appropriate form and scale of development within
the area

The Statement of Development Principles will be taken into account, alongside
current planning policies and guidance and other material planning considerations, in
the determination of planning applications within that part of Heanor town centre.
The Statement of Development Principles also enables the Council to work proactively with prospective developers to encourage development proposals that can
contribute to town centre regeneration.
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Site Characteristics & Ownership

The land, which comprises some 2.66 hectares, is located between the heart of
Heanor town centre to the south and residential development to the north. It
comprises mainly open land uses, including car parking (some of which is currently
not in operation) and some green open space, including a number of trees, but there
are also a small number of buildings within the area.
The majority of the area falls within the Town Centre boundary, as defined in the
adopted Amber Valley Borough Local Plan 2006.
The area is in multiple ownership, with the majority of the land being within
public ownership, either by Amber Valley Borough Council or Derbyshire
County Council.
Details of land ownership are set out in Figure 1 below.
Figure 1 Land Ownership

Note – The area shown outlined in Figure 1 is the land which was previously
safeguarded for the Heanor Inner Relief Road.
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The various means of access to the area for pedestrians and vehicles are shown in
Figure 2 below.
Figure 2 Pedestrian & Vehicular Access

Note – The area shown outlined in Figure 2 is the land which was previously
safeguarded for the Heanor Inner Relief Road.
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Heanor Masterplan

The approved Heanor Masterplan includes an illustrative layout for the land north of
Market Street, based on the Inner Relief Road scheme not being delivered. This is
shown in Figure 3 below.
Figure 3 Heanor Masterplan - Illustrative Layout For Land North of Market Street, Heanor

The Heanor Masterplan identifies a number of opportunity sites within the town
centre. Four of these opportunity sites are within the area of land north of Market
Street, namely:•
•
•
•

Bircumshaw’s Road
Whysall Street West
Whysall Street East
Eastern Gateway

The Masterplan highlights the development potential of these four sites, as follows:Bircumshaw’s Road - an opportunity for additional leisure and residential
development, with a new access to the area from Fletcher Street allowing for the
closure of Bircumshaws Road at Market Street and improvements to Red Lion
Square
Whysall Street West – an opportunity for residential development to support more
people living in the town centre
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Whysall Street East – an opportunity to secure improved car parking provision,
together with additional retail and residential development, with improved linkages to
Market Street
Eastern Gateway – an opportunity to provide new gateway buildings, including for
residential use and possibly including a hotel
4

Developing A Vision For The Land North Of Market Street

Whilst the illustrative layout at Figure 3 and the aspirational ideas put forward for
these four opportunity sites in the Masterplan provide a useful starting point, there
was an opportunity to develop a clear vision for this area of land, which focuses on
maximising the potential for development to contribute to the physical regeneration
of the town centre.
Three alternative visions were identified:Option 1 – Residential Led – this option would have seen the majority of the land
brought forward for housing development, with a range of house types and sizes to
meet housing needs and to generate additional demand for retail and other facilities
within the town centre
Option 2 – Commercial Led – this option would have seen the land predominantly
brought forward for a range of commercial uses, including retail and business
development – this option would effectively extend the heart of the town centre
northwards from Market Street
Option 3 – Mixed Development – this option would have seen a wide range of
development, including residential and commercial uses and would in effect provide
a transition between the heart of the town centre and residential areas to the north of
the town centre
Following the outcome of the consultation on the draft Development Principles
document, Option 3 was favoured by the majority as the preferred option providing
adequate car parking provision remains within the town centre.
This option is considered to be a realistic an deliverable option and is supported in
principle by the planning policies contained within the adopted Amber Valley
Borough Local Plan 2006.
The vision for the site is therefore for mixed development, with a wide range of uses,
including residential and commercial development to provide a transition between
the heart of the town centre and residential areas to the north of the town centre,
with adequate car parking provision remaining in the town centre. This vision could
also enable the retention and enhancement of open space within the area and the
provision of recreational uses. There will be an emphasis on the provision of high
quality, modern buildings.
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Relevant National & Local Planning Policies & Guidance

Any development proposals for the land north of Market Street will need to be
considered against relevant national and local planning policies and guidance,
depending on the scale and form of development.
National Planning Policies & Guidance
Any development proposals will need to be considered against any relevant national
planning policy guidance, as set out in Planning Policy Statements (PPSs) and
Planning Policy Guidance Notes (PPGs), depending on the scale and form of the
proposals.
Amber Valley Borough Local Plan 2006
Policy TP9 of the adopted Amber Valley Borough Local Plan safeguards land north
of Heanor town centre from any development that could prejudice the
implementation of the Heanor Inner Relief Road. However, following the decision by
Derbyshire County Council to rescind the Inner Relief Road scheme, this policy will
no longer be applicable.
There are a number of other policies in the adopted Local Plan that may be relevant
in considering development proposals within the area, depending on the scale and
form of the proposals. All development proposals will however need to comply with
policy TC1, which sets out a range of potential uses for land within defined town
centres and policy TC9, which sets out a range of criteria to ensure that all
development within town centres is of a high quality.
Supplementary Planning Documents.
In addition to the relevant local planning policies, any development proposals will
also need to be considered against the relevant Supplementary Planning Documents
(SPDs) adopted by the Council. Depending on their scale and form, development
proposals may need to comply with the following SPDs:•
•
•
•
•
•

Residential Development
Development and Recreational Open Space
The Provision of Affordable Housing Through the Development Process
Design for Community Safety
Listed Buildings and Buildings in Conservation Areas
Shop Fronts and Advertisements
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Development Opportunities & Constraints

Opportunities
The land north of Market Street offers a number of potential development
opportunities. These could include:•

Making more effective use of redundant and underused land to provide new
development that can contribute to the physical regeneration of Heanor town
centre

•

Providing additional and a more varied range of types of residential
accommodation within the town centre

•

Providing additional retail and commercial units within the town centre

•

Providing opportunities for the relocation of existing small businesses from
unsuitable locations within the town and/or the establishment of new small
businesses

•

Providing opportunities for additional leisure and community facilities

•

Improving linkages between the town centre and residential areas to the north
beyond the town centre boundary, including through improved signage

•

Improving the public realm and biodiversity with the addition of greenways
and natural habitats to provide green space

•

The need to safeguard Listed Buildings in the vicinity of the area from any
adverse impact from new development and to ensure that they can provide an
attractive and historic setting for any forthcoming development

Constraints
There are a number of potential constraints to development of the land north of
Market Street, which any development proposals would need to address. These
include:•

The quality of existing pedestrian and vehicular access

•

Limited demand for large-scale retail and other commercial development,
particularly given the area’s poor location in relation to the strategic highway
network.

•

Poor pedestrian linkages between the area and the heart of the town centre to
the south, particularly given the differences in height, as well as poor linkages
with existing residential areas to the north
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•

Limited opportunities to improve access from Market Street without
demolishing existing buildings on the street frontage

•

The need to maintain vehicular access to the area from Market Street to
enable rear servicing of frontage properties

•

The need to retain green space, including important trees and natural habitats

•

The need to safeguard the amenities of existing residents of properties
adjacent to the land

•

The need to maintain sufficient car parking within the area to meet operational
requirements within the town centre

Potential Land Uses
Policy TC1 of the adopted Local Plan includes the following uses as appropriate in
principle within a defined Town Centre
•
•
•
•
•
•
•
•
•

Residential (C3)
Residential Institutions (C2)
Hotels (C1)
Business (B1)
Shops (A1)
Financial & Professional Services (A2)
Restaurants & Cafes (A3)
Non-Residential Institutions (D1)
Assembly & Leisure (D2)

Policy TC1 also refers to the potential for Drinking Establishments (A4) and Hot Food
Take Aways (D5) within defined Town Centres, but the provision of these uses within
the area north of Market Street is not considered to be appropriate, given the number
of existing properties within these use classes in the town centre.
The development of this area of land could also offer potential for small business
(B1) uses within the area, providing these can be accommodated in a way that
protects or enhances the quality of the environment. This could include offices or
workshops/studios, suitable for existing local firms looking to expand/relocate or for
the establishment of new businesses.
A mix of small-scale retail development and restaurants/cafés, together with local
community facilities, could help to make the town centre more attractive to local
residents and visitors and reduce commuting to other centres in the locality.
There is also the potential to enhance the use of and improve access to existing
open land within the area to improve the public realm.
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Design Principles

Any development proposals for the site will need to take into account the following
elements in relation to design: •
•
•
•
•
•
•
•

Character
Density
Scale & Height
Materials
Landscaping & Open Space
Community Safety
Accessibility, Parking & Servicing
Dwelling Mix

Character
The character of Heanor town centre is varied, with a mix of early 20th century
developments to more modern post-war buildings. There are a limited number of
listed or other buildings of architectural merit.
This varied but undistinguished character provides the opportunity to enhance the
character of the town centre through the provision of high quality modern buildings
within the area of land north of Market Street.
Density
The density of any new development should generally reflect that of existing
development within the town centre. Medium to high density development is therefore
likely to be appropriate, although this does not necessarily mean that large blocks of
built development would be the most suitable form of development.
Any residential uses should generally be within the range of 30-50 dwellings per
hectare.
Scale & Height
The height differences between the area north of Market Street and the heart of the
town centre to the south will have a significant impact on the scale and height of
development that can be achieved. Development should generally be limited to a
maximum of 3-storeys within the area and should not significantly exceed the height
of the existing built frontages on Market Street and in adjacent residential areas to the
north.
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Materials
Any new development adjacent to existing built frontages should generally be
sympathetic to the materials used in existing buildings. If more modern materials are
to be introduced, development will need to be sited so to retain the existing building
line.
Away from existing building frontages, there is the opportunity for a greater variety of
materials, although it is important that any materials are of high quality and contribute
to a distinctive architectural design.
All development proposals will be expected to contribute to the principles of
sustainable development, with any residential development meeting at least Level 3
in the Code for Sustainable Homes, with all other uses achieving the equivalent
BREEAM rating of ‘good’.
Landscaping & Open Space
Landscaping and boundary treatment should be of a high quality and integral to the
development, in particular to the rear of the buildings in any communal parking and
servicing areas.
Sustainable development should be encouraged and it is anticipated that any
development will include sufficient sustainable infrastructure including sustainable
urban drainage systems (SUDS) that could be integrated into the open green spaces
to enhance the visual amenity of any development
The retention of existing green spaces within the area, together with additional open
space provision, will contribute significantly to the overall quality of new built
development and the character of the area as a whole. Any development proposals
will need to take into consideration wildlife and biodiversity and planning applications
will need to be supported with the relevant reports
Community Safety
All development proposals will need to accord with the Borough Council’s Design for
Community Safety SPD.
The provision of any communal parking areas will need to be overlooked to provide a
natural element of security to deter crime and anti-social behaviour.
Accessibility, Parking & Servicing
The principal access to the area for both pedestrians and vehicles is via Whysall
Street. This will need to be retained as part of any redevelopment proposals.
In order to successfully integrate the area with the rest of the town centre, the means
of pedestrian access will need to be provided in such a way that is easy and
attractive to use for all groups.
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Parking and servicing arrangements for any new development will need to be
provided in accordance with the specific requirements for individual land uses.
The extent of any public car parking provision within the area will need to be
considered in terms of the overall requirement for car parking within Heanor town
centre.
Dwelling Mix
Any proposals for residential development, including as part of mixed use schemes,
should include a range of size and type of accommodation to meet housing needs
and to generate additional demand for retail and other facilities within the town
centre.
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Development Requirements

Depending on the scale and nature of any development proposals, any planning
applications will need to be accompanied by a range of supporting information to
enable a proper assessment of proposals against planning policies and other
material considerations. The precise requirements will need to be in accordance with
the Borough Council’s validation criteria for planning applications.
The Borough Council will also, where appropriate, attach conditions to any planning
permissions and/or include appropriate matters within planning obligations under
section 106 of the Town and Country Planning Act 1990, to ensure that any
constraints to development can be overcome.
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