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1. PLANNING APPLICATIONS 
 
This section also includes reports on applications for: approvals of 
reserved matters, listed building consent, work to trees in tree 
preservation orders and conservation areas, conservation area 
consent, hedgerows work, advertisement consent, notices for 
permitted development under the General Permitted Development 
Order 2015 (as amended) responses to County Matters and 
strategic submissions to the Secretary of State. 
 
 
 
Reference Item Place Ward Page 
    
9/2017/1184  1.1   Hartshorne  Woodville         21 
9/2017/1160  1.2  Swadlincote,  

Church Gresley,  
Newhall, Midway,                                 43 

 Hartshorne, 
Woodville  Various        

9/2017/1211  1.3  Melbourne  Melbourne        51 
 
 
 
 
When moving that a site visit be held, Members will be expected to consider and 
propose one or more of the following reasons: 
 
1. The issues of fact raised by the Strategic Director (Service Delivery)’s report or 

offered in explanation at the Committee meeting require further clarification by a 
demonstration of condition of site. 

 
2. Further issues of principle, other than those specified in the report of the Strategic 

Director (Service Delivery), arise from a Member’s personal knowledge of 
circumstances on the ground that lead to the need for clarification that may be 
achieved by a site visit. 
 

3. Implications that may be demonstrated on site arise for consistency of decision 
making in other similar cases. 

 
  



06/02/2018 
 
Item   1.1 
 
Ref. No. 9/2017/1184/FM 
 
Applicant: 
Mr George Dunnicliff 
C/O Agent   

Agent: 
Mrs Michelle Galloway 
Pegasus Planning Group 
Pegasus Group 
4 The Courtyard 
Church Street 
Lockington 
DE74 2SL 
 
 

 
Proposal:  THE SITING OF FOUR CABINS FOR HOLIDAY ACCOMMODATION 

AND CREATION OF ASSOCIATED PARKING, ALONG WITH THE 
WIDENING OF THE ACCESS ON LAND TO THE REAR OF NOS 45 
TO 49 MANCHESTER LANE HARTSHORNE SWADLINCOTE 

 
Ward:  Woodville 
 
Valid Date 02/11/2017 
 
Reason for committee determination 
 
The item is presented to Committee at the discretion of the Planning Services 
Manager, noting the previous request of Councillor Kim Coe to bring the item before 
the Committee as local concern had been expressed about a particular issue, 
including access and highway considerations; and that the unusual site 
circumstances should be considered by the Committee. 
 
Site Description 
 
The site comprises some 0.45 hectares of agricultural land lying to the rear of 45 to 
59 Manchester Lane, forming a hammer shape. The principal part of the site which 
lies to the rear of the dwellings is broadly rectangular with the small part providing a 
linear corridor connecting to Manchester Lane by a second smaller area. The land 
appears not to be farmed in any fashion, the larger area down to rough grass with 
extensive weeds noted. This larger area slopes steeply from the rear boundaries of 
the residential gardens towards a mature hedgerow on the eastern edge of the site 
(now the subject of a Tree Preservation Order (TPO)), where the land continues to 
fall beyond that across an arable agricultural field. The National Forest Way (NFW) 
passes along the eastern side of that field, and wraps around it to the north 
connecting back with Manchester Lane along Slack Lane, adjacent to number 23. 
The smaller area rises up from Manchester Lane and passes between numbers 49 
and 59 Manchester Lane. A small section of hedgerow and a gateway exist at the 
interface with the highway (also the subject of a recent TPO). 





This section of Manchester Lane has low-key ribbon residential development on its 
eastern side, comprising houses and bungalows in brick and render. In the 
immediate vicinity of the access, dwellings are at single storey height only. It is 
fragmented from the main village and along its length, 'petering out' as one travels 
south down the Lane. Manchester Lane is subject to a 30mph speed limit in the 
vicinity of the site, and has traffic calming measures (speed bumps). It is around two 
lanes wide at the site access and whilst it has street lighting, it has no formal 
footways. 
 
Proposal 
 
It is intended to site four holiday cabins on the main part of the site, each of these 
unique in size and configuration although all having a similar rectangular footprint. All 
would be externally faced in timber (stained brown), single storey with low-pitched 
roof, and have an external decking area with hot tub. One plot would provide for 3 
bedrooms, two would provide for 4 bedrooms and one plot would provide for five 
bedrooms. They would be served by individual car parking bays and a turning area 
located close to the end of a drive leading from Manchester Lane would allow for 
service vehicle access. The proposal also includes on-plot planting/landscaping. 
 
Applicant’s supporting information 
 
A Planning Statement describes the detail of the application and notes that the 
existing field boundary (subject of a Tree Preservation Order) would be retained and 
subject to a programme of long term positive landscape management (by way of the 
Landscape Management Plan). This would ensure that it is retained as a substantial 
hedgerow and continues to perform a screening function to the site and the 
proposed development. All proposed landscape mitigation would be subject to a high 
quality detailed landscape scheme that would ensure that the functions of the 
landscape components are delivered; reflecting positively on the design quality of the 
proposed development as a whole. It is advanced that careful consideration has 
been given to the layout to ensure that the proposals would provide a sustainable 
form of development which would not have a harmful impact upon either the existing 
landscape features or the character of the area, and that this proposal would provide 
much needed self-catering holiday accommodation, considered to align within the 
national, local and National Forest objectives which seek to bolster the tourism 
economy by securing more accommodation facilities to provide opportunities for 
overnight stays and short-term breaks. It is contended that the proposals are 
consistent with Local Plan policies, in particular policies E7 and INF10 of the Local 
Plan Part 1, and the proposals have been designed to ensure the development 
would have an acceptable impact upon the character of the area, would not harm 
existing levels of residential amenity, nor have a ‘severe’ impact upon the existing 
highways network. The proposal is considered to provide a sustainable form of 
development having regard to the context of sustainability set out within paragraph 7 
of the NPPF: 
 

� Economic Role - The proposed development would assist in creating both 
direct and indirect employment opportunities as well as existing local services 
and businesses. The proposal is therefore considered to contribute to building 
a strong, responsive and competitive economy; 



� Social Role - The proposed development has been designed to ensure it is in 
keeping with the character of the surrounding area. The proposal would 
provide wider social benefits. 

� Environmental Role - The proposed development would not have a significant 
impact on the environment in terms of ecological or wider landscape impacts. 
The site is located within an accessible location to existing facilities and public 
transport provision. 
 

Having regard to the above, it is advanced there are no adverse impacts associated 
with the proposals that would significantly and demonstrably outweigh the identified 
benefits. 
 
A Highway Impact Statement confirms that, following a speed survey, the proposed 
development would provide safe and suitable access, and demonstrates that the 
proposals could make use of the existing opportunities for sustainable travel. It has 
also been established that the development would not generate significant 
movement and so there is no requirement for any detailed analysis of the potential 
traffic increases on the surrounding highway network. It is therefore considered that 
the proposals comply with the requirements of the NPPF. Hence, there should be no 
grounds for objecting to the application. 
 
A Landscape and Visual Assessment (LVA) considers and adopts best practice 
guidance for its creation and is accompanied by a series of drawings looking at 
topography, landscape character, public viewpoints and rights of way, and 
supporting the landscape and visual analysis. It is advanced that landscape and 
visual constraints and opportunities have been used to positively influence layout 
and associated mitigation. Overall these ensure that mitigation is an inherent part of 
the proposals. Physical landscape impacts would be limited to the alteration of the 
current grassland enclosure (including internal road layout, parking and 
accommodation units), but also a landscape led scheme for mitigation that would 
make a positive contribution to the National Forest. The overall impact on landscape 
character would largely be restricted to the site with some very limited influence on 
its immediate context. This would be limited to a short section of Manchester Lane 
and from a short section of the National Forest Way (NFW) to the north-east and 
east. Elsewhere, in the local and wider landscape, the visibility of the proposed 
development would be limited to such an extent that it would not influence landscape 
character. In this context, the existing baseline includes prominent residential 
development along Manchester Lane that fronts onto the existing highway, with 
occasional prominent garden structures adjacent to the site. In relation to visual 
impacts, views are restricted to a short section of the NFW (to the north-east) and 
from the upper storeys of existing properties immediately to the west/south-west. In 
both instances views are likely to be limited to the two units located closer to the 
higher ground of the site and also limited to the roofline of the cabins. Furthermore, 
mitigation (including retention and management of existing hedgerows and tree belts 
and also the National Forest planting) would form an effective screen to reduce 
visibility of the proposals. These views would be generally seen against the context 
of the existing post-war residential development and their associated garden 
buildings. As such, visual impacts are not considered to be significant. Overall the 
proposals are considered to be acceptable in landscape and visual terms as they 
would not give rise to an undue level of impact overall. 



 
The applicant has also provided a short rebuttal to the assessment made by the 
Council’s landscape advisor. This is considered when making the assessment 
below. 
 
A Landscape Management Plan sets out a landscape design strategy summarised 
as: 
 

� the existing field boundary vegetation (subject of a TPO) would be retained 
and subject to a programme of long term management to establish a 
minimum overall height of 5 metres to perform a screening function; 

� retention and reinforcing of existing hedgerows, trees and vegetation where 
appropriate; 

� new native tree planting within the site to provide additional screening to the 
retained vegetation; 

� site access focussed on the existing field gate, aiming to retain vegetation 
where 

� possible; 
� traditional laying of the existing remnant hedgerow to increase its density and 

promote regeneration of growth; including English Oak standard tree planting 
to contribute to the quality and amenity of the frontage; 

� on the higher parts of the site, to the rear of the existing properties, proposed 
native woodland planting would be implemented; and 

� creation of communal open spaces for users of the site but retention of some 
views to the surrounding landscape context. 
 

It is noted that appropriate management is fundamental to the success of the 
landscape spaces and their function. A list of landscape management objectives for 
the scheme is set out to ensure the landscape strategy is fulfilled: 
 

� ensure landscape management procedures accord with The National Forest 
Company management guidance; 

� ensure successful planting operations, establishment and continued growth 
through to maturity of the new trees, shrubs, wildflower grasslands and 
amenity grass for the benefits of the users and wildlife; 

� ensure the continued health and welfare of existing grassland, trees, 
hedgerows and vegetation across the site; 

� establish a functional and attractive landscape that contributes to visual 
amenity of the site and enjoyment by users; and 

� identify any defects in the landscape early and address them promptly. 
 

An annual review of landscape management procedures would identify any required 
changes in landscape management processes, allowing for minor variations in 
maintenance or timing of work. The management plan will be fully revised every 5 
years to take on more major changes. 
 
Planning History 
 
9/2017/0342 The siting of four cabins for holiday accommodation and creation of 

associated parking, along with widening of access – Refused 30 



June 2017. An appeal has been lodged against this refusal, although 
it is yet to be validated by the Planning Inspectorate. 

 
Responses to Consultations 
 
The County Highway Authority notes they previously commented on application ref. 
9/2017/0342 for the same number of holiday cabins, and did not raise any objections 
subject to conditions. That response recognised the access is in a location subject to 
a 30mph speed limit and traffic calming, and the speed survey submitted 
demonstrated that average speeds are 33.4mph travelling north and 29.6mph 
travelling south. They also noted that sufficient visibility can be achieved and was 
demonstrated, along with sufficient parking and manoeuvring space. It is now noted 
that the only change to their interests is the amended internal layout, which remains 
acceptable, and thus they raise no objection subject to conditions to control visibility 
splays, space within the site for parking and turning, positioning of gates and the 
gradient of the access. 
 
The National Forest Company (NFC) notes the scale of the development is below 
that where National Forest woodland planting would be expected, but normal 
development related landscaping should be expected. The illustrative landscape 
masterplan shows areas of native woodland planting along with native tree planting 
which the NFC welcomes, and further details and the implementation of this should 
be secured by condition. It is noted that since the determination of the previous 
application, the NFC has launched a new Tourism Growth Plan setting out a 10-year 
plan for they will realise the potential of the Forest as a visitor destination. The Plan 
explains that a thriving tourism sector needs to deliver more accommodation to 
increase overnight stays, which are of greater benefit to the local economy. In 
particular, accommodation that can reflect the ethos of the National Forest through 
its design, landscaping and the provision of information would assist with the delivery 
of the Growth Plan. The proposed woodland belt and specimen tree planting is 
considered to help give the site an appropriate setting and frame views towards 
woodlands to the north-east of the site, and the suggestion that National Forest 
interpretation would be included is also welcomed along with the use of timber 
boarding for the cabins and the inclusion of log burners. The provision of 
accommodation close to the National Forest Way is a further aspiration of the 
Growth Plan as it allows more people to make use of this long distance walking 
route. The ability for visitors to book one-night stays as they walk the Way would be 
particularly welcomed. The NFC notes that in providing additional overnight 
accommodation the development would be in alignment with the Growth Plan, 
although they recognise that the principle of development on this specific site and 
the suitability of the proposal is for the Local Authority to determine. 
 
The Environmental Health Officer seeks details of the proposed drainage of the site 
(both foul and surface water) and details of any external lighting provision. Some 
concern is also raised regarding the potential for the outdoor facilities supplied to 
each cabin to impact upon neighbouring residential amenity by way of noise. It is 
requested that the following be required as part of a noise mitigation scheme for the 
site: 
 

� hot tubs switched off and vacated by 11pm; 



� all hot tubs to be enclosed, design of which to first be agreed; 
� acoustic screening to all outdoor seating areas sufficient to break line of site 

with neighbouring residential property, design of which to first be agreed; 
� no external music permitted; 
� no garden heaters; and 
� no fixed external cooking facilities. 

 
The Council’s Economic Development Manager states that the aims of the 
development align with those of the South Derbyshire Economic Development 
Strategy and The National Forest Growth Plan, as set out in the applicant’s Planning 
Statement. Both documents recognise tourism as an expanding sector of the local 
economy with potential for further growth. Also, as a means of job creation in rural 
areas, that will also support local services, such as village shops and pubs. 
Maximising the potential of The National Forest is highlighted in the Economic 
Development Strategy as one of the key issues for South Derbyshire.  The latest 
research reveals that nearly 8.2 million visitors came to the National Forest in 2016, 
and that tourism spend has now reached £395.2m, sustaining  4,849 FTE jobs - a 
further increase on the growth stated in para 5.30 of the Planning Statement.  The 
development proposes Non-Serviced Accommodation.  In The National Forest this 
sector has grown dramatically: from 17,000 visitors in 2003 to 50,000 in 2016; from 
94,000 tourist days in 2003 to 331,000 in 2016; from 80 people directly employed in 
2003 to 208 in 2016.  Over the period 2003-16 the number of Non Serviced 
Accommodation bed spaces has risen by 1,605, of which 431 were in self-catered 
units.  The popularity of Non-Serviced Accommodation has also grown relative to 
other forms of accommodation (e.g. hotels). Further the growth is increasingly year-
round, with the highest levels of growth taking place during off-peak periods. The 
above data indicates a growing demand for the type of Non-Serviced 
Accommodation proposed. That the planned units can accommodate larger groups 
and wheel chair users should further add to their attraction. 
 
Responses to Publicity 
 
Hartshorne Parish Council objects for the following reasons: 
 

i) inconsistency with the Local Plan and national planning requirements with the 
proposal leading to an extension of the ribbon development on Manchester 
Lane, outside the village envelope and resulting in a harmful intrusion into 
open countryside; 

ii) whilst some additional planting is proposed the development would 
detrimentally impact on natural habitats and wildlife (and the National Forest); 

iii) pedestrian access to the rear of the site and the impact on the hedgerow will 
need to be taken in to account in terms of visual effects; 

iv) the site is proximate to an area of historic interest (Horn Hill) and a formal 
request has been made to the Council to recognise this area as a 
Conservation Area; 

v) detrimental impact on current unobstructed views; 
vi) impact on surrounding listed buildings, including Manor Farmhouse and 

Hartshorne Parish Church; 



vii) Manchester Lane is a narrow country lane with 4 accidents in the last year (a 
photograph has been provided detailing an accident on Manchester Lane in 
December 2017); 

viii) the Highway report is not an accurate representation, having been undertaken 
in the school holidays; 

ix) there is no pavement for pedestrians and no street lighting; 
x) lack of site management and heightened risk of anti-social behaviour; and 
xi) there is no guarantee that the proposal would create any local jobs. 

 
Hartshorne Village Residents Association objects to the proposals, and do not 
consider the revised application overcomes the previous refusal by the Committee. 
The proposal is contrary to policy BNE5 as it is not a rural based activity or 
appropriate rural diversification, and it would have a major impact on the countryside. 
The Highway Impact Statement is considered irrelevant, with two recent accidents 
nullifying that report and proving Manchester Lane is potentially dangerous. Despite 
the additional landscaping the development would be a major intrusion in to the 
countryside and the setting of Horn Hill. The surrounding area has been requested to 
be designated a conservation area. No consideration has been given to the social 
impact of the development, which could be occupied by stag and hen parties or 
family celebrations, which could lead to antisocial behaviour. A full complement of up 
to 32 persons would outnumber the local residents. Policy INF10 should also take 
into account the impact on the local community. 
 
12 objections have been received from 7 addresses, raising the following 
concerns/points: 
 
Principle 

 
a) holiday cabins are inappropriate development in Hartshorne, which already 

has sufficient accommodation  (Bulls Head and Mill Wheel); 
b) Hartshorne it is a service village for larger surrounding villages – not a tourist 

location, as it has too few amenities and local attractions; 
c) the site is outside the settlement boundary for Hartshorne; 
d) no evidence of economic need is demonstrated, with the Repton Road site 

not succeeding as tourist accommodation due to lack of demand; 
e) Sykes Cottages suggest Hartshorne could be used as a base for tourists to 

access the Peak District, thus turning the projected Hartshorne holiday 
makers into day visitors who would inflict considerable environmental impact; 

f) limited services and facilities within easy reach; 
g) no business plan to support the development so it contradicts policy E7; 
h) it would provide negligible employment opportunities; 
i) previous refusals on the site for residential development in 1968 and 1972;  
j) the proposal would actually increase the carbon footprint due to the need to 

drive to services/facilities; 
k) visitor reviews  of cabin sites suggest amenities and site service are a high 

priority; 
 

Landscape, character and heritage 
 



l) an alien pattern of development and an unwarranted intrusion in to the 
landscape and countryside; 

m) the development of this prominent and elevated site would have a huge 
impact on the character and local distinctiveness of the surrounding area 

n) harmful intrusion into the countryside; 
o) impact on local heritage assets and listed building (Horn Hill and St Peters 

Church); 
p) impact on views from the National Forest Way; 
q) erosion of existing ribbon of development and significance of Horn Hill; 
r) varying floor levels are likely required, increasing the prominence of the 

cabins; 
s) it would badly affect the natural and residential environment; 
t) loss of views; 
u) no tree survey has been submitted despite the TPO; 
v) impact on hedgerows and wildlife; 
w) visually incongruous and uncharacteristic of the village; 
x) the tranquil connection between the historic core and Horn Hill, and its 

importance, should be protected; 
y) the proposed cabins, providing accommodation for 32 people, would be 

tightly packed together on half a hectare, whereas Calke Abbey only 
accommodates up to 30 across the whole estate; 

 
Highway safety 

 
z) Manchester Lane is a narrow country road with no pavements, and any 

increase in traffic and pedestrian use would be very dangerous; 
aa) recent accidents of Manchester Lane; 
bb) lack of parking provision for the disabled; 
cc) Manchester Lane already busy at peak times, and the associated increase in 

traffic volume would have implications; 
dd) narrowness of the Lane away from the site access; 
ee) visitors would not be aware of existing highway safety risks; 
ff) traffic measurements not representative of the typical traffic patterns, with a 

one day assessment, a lack of information on holiday cottages making the 
information unreliable, and it being out of date; 

gg) adequacy of parking provision given the number of bedrooms proposed; 
 

Impact on amenity 
 
hh) consideration of the Human Rights Act; 
ii) utilising web-based noise data, a prediction of the impact of the use of the 

site has been undertaken, and noise - particularly from the proposed hot 
tubs - would exceed the required noise limits set out in the British Standard 
and the WHO guidelines; 

jj) the use of BBQ’s is a concern; 
kk) impact of service/delivery vehicles regularly visiting (e.g. takeaway, online 

shopping, etc.); 
ll) significant loss of residential amenity from noise, activity and car use of so 

many tourists; 
mm) overlooking of existing dwellings/loss of privacy; 



nn) hedging would not provide adequate screening; 
oo) proximity of the access road to properties and associated noise, as well as 

structural concern; 
pp) unsupervised use of the cabins is inappropriate in a quiet, residential area; 
qq) likely to attract large parties to stay in the cabins, resulting in greater chance 

of disturbance to adjoining occupiers; 
rr) light pollution; 
ss) security of existing dwellings and increase in criminal activity in the closed 

season; 
 

Other 
 
tt) no details have been submitted in respect of the proposed drainage on the 

site, with reference to other validation requirements of local planning 
authorities; 

uu) due to the site levels, it is likely a pumping station will be required which 
could cause major issues, especially with the amount of water required for 
the hot tubs; 

vv) concern about how often the hot tubs will be emptied and reporting and 
controls over their use;  

ww) the proposal would create business competition with the Bulls Head; 
xx) local pubs have no shortage of customers and a regular influx of tourists 

would be detrimental to the existing ‘local’ ethos of these venues; 
yy) it would have significant competition from more appropriately situated and 

well equipped visitor accommodation sites, such as Conkers; 
zz) inaccuracies within the application forms; and 
aaa) this re-application has not changed in any material way from the previous 

application and should be refused for the same reasons. 
 

Development Plan Policies 
 
The relevant policies are: 
 

� 2016 Local Plan Part 1: S1 (Sustainable Growth Strategy), S2 (Presumption 
in Favour of Sustainable Development), S6 (Sustainable Access), E7 (Rural 
Development), SD1 (Amenity and Environmental Quality), SD3 (Sustainable 
Water Supply, Drainage and Sewerage Infrastructure), SD4 (Contaminated 
Land and Mining Legacy Issues), BNE1 (Design Excellence), BNE2 (Heritage 
Assets), BNE3 (Biodiversity), BNE4 (Landscape Character and Local 
Distinctiveness), INF2 (Sustainable Transport), INF8 (The National Forest) 
and INF10 (Tourism Development). 
 

� 2017 Local Plan Part 2: SDT1 (Settlement Boundaries and Development), 
BNE5 (Development in the Countryside), BNE7 (Trees, Woodland and 
Hedgerows) and BNE10 (Heritage). 

 
National Guidance 
 

� National Planning Policy Framework (NPPF) 
� Planning Practice Guidance (PPG) 



 
Local Guidance 
 

� South Derbyshire Design Guide SPD 
 
Planning Considerations 
 
The main issues central to the determination of this application are: 
 

� Principle of development; 
� Landscape character and design; 
� Amenity impacts; and 
� Highway safety and parking provision. 

 
Planning Assessment 
 
Principle of development 
 
Whilst the site lies outside of the existing and proposed settlement confines for 
Hartshorne, the usual strategic approach to new residential development is relaxed 
for tourism development. The principal policies are E7 and INF10 of the Local Plan 
Part 1. E7 sets out that "development proposals which diversify and expand the 
range of sustainable employment activities on land outside of settlement boundaries 
will be supported by the Council provided they support the social and economic 
needs of the rural communities in the District". The development of new buildings 
also need a sound business case; capacity on the local highway network to 
accommodate the traffic generated; that the development will not give rise to any 
undue impacts on neighbouring land; that it is well designed and of a scale 
commensurate with the proposed use; and visual intrusion and the impact on the 
character of the locality is minimised. The supplementary text of the policy points 
towards policy INF10 when considering tourism development. 
 
Policy INF10 supports tourism development in principle across the District, without 
limitation on whether it is within a settlement confine or not. This includes overnight 
accommodation "�in other appropriate locations where identified needs are not met 
by existing facilities". It is expected that new tourism development to be: 
 

i) "provided through the conversion or re-use of existing buildings or; 
ii) accommodation of a reversible and temporary nature, or 
iii) sustainable and well-designed new buildings, where identified needs are 

not met by existing facilities, subject to all the other relevant policies in the 
Local Plan" [and] 

"New tourism development that is likely to give rise to undue impacts on the local 
landscape, natural environment or cultural heritage assets will be refused". 

 
The National Forest Growth Plan continues to recognise the need to expand tourist 
accommodation provision, particularly in regard to the self-catering sector, in the 
National Forest. The response of the NFC makes this apparent. 
 



The applicant’s Planning Statement makes similar reference to the Growth Plan, as 
well as its predecessor (the National Forest Vision and Action Plan for Sustainable 
Tourism (2009)). The applicant also highlights the Visitor Economy Review and 
Investment Study (VERIS) which was completed for the Local Enterprise Partnership 
(LEP) in May 2014. The VERIS identified a need for investment to increase and 
improve visitor accommodation provision across Derbyshire and Nottinghamshire as 
a key requirement for realising the growth potential of the visitor economy. The 
Visitor Accommodation Strategy (June 2017), on behalf of the LEP’s Visitor 
Economy Advisory Group, was commissioned to provide a robust assessment of the 
future opportunities for visitor accommodation development across Derbyshire and 
Nottinghamshire, and the requirements for public sector intervention to support and 
accelerate visitor accommodation development. The Strategy identified the potential 
for the development of all forms of non-serviced accommodation (including holiday 
lodges) across the area, particularly in the Peak District, Sherwood Forest and the 
National Forest. It identified that the non-serviced accommodation sector is 
performing very strongly, with many businesses consistently having to turn away 
business at weekends and in summer, resulting in frequent shortages of non-
serviced accommodation at these times. It also identified the area’s potential to 
attract family gatherings due to the central location in the country. 
 
This is wholly consistent with the supporting text to policy INF10, which states: 
 

“�The Heart of the National Forest area is a particular focus for tourism 
development. New visitor attractions and accommodations that would 
diversify the appeal of the area throughout the year will be encouraged�. 
South Derbyshire offers a mix of types, standards, sizes and prices of tourist 
accommodation although The National Forest Vision and Action Plan for 
Sustainable Tourism identifies a need to expand provision, particularly in 
regard to the self-catering sector”. 

 
The applicant also makes clear that they intend to work in partnership with Sykes 
Cottages – a well-established independent holiday cottage letting agency. Sykes has 
provided clarification of this, with their current lists covering 10,000 properties across 
the UK with the goal of listing 25,000 by 2020. However, they note they only list 8 
properties within a 10-mile radius of Hartshorne, and 68 within a 20-mile radius – 
noting that they also list 547 properties in the Peak District. It is advanced that more 
properties are required in the immediate locality, and an influx of holidaymakers to 
the region would significantly benefit local businesses, such as shops, pubs and 
restaurants. The prospect of additional employment is also a factor as the properties 
will require cleaners and regular maintenance. Stays would be typically for 7 nights, 
supplemented by 2 or 3 night short breaks which are more common in off-peak 
periods, with a mix of family and older groups across school holiday and term times. 
 
In light of the above and the comments from the Council’s Economic Development 
Manager, it is considered the proposal is soundly justified in business terms, with 
both the demand evident through the Local Plan and supporting surveys/studies 
from the NFC and LEP, and the operation of the business properly thought through. 
The proposal therefore complies with policy E7 (in so far as justifying the proposal in 
principle) as well as criterion (ii) of policy INF10. The test here is therefore not one of 
principle, but of balance – assessing the proposal against the final limb of policy 



INF10 and the remaining requirements of policy E7, with the benefits weighed 
against the impacts. 
 
Landscape character and design 
 
The previous application was refused on this matter, the decision notice stating: 
 

“Notwithstanding the submitted details, the proposed development would 
constitute an alien pattern of development and an unwarranted intrusion into 
the landscape and countryside to the east/northeast of the development along 
Manchester Lane. The development would therefore have an unacceptable 
impact on landscape character contrary to Saved Policy EV1 on the South 
Derbyshire Local Plan (1998), Policies S1, BNE4 and INF10 of the Local Plan 
Part 1 (2016) and emerging Policy BNE5 of the Submission Local Plan Part 
2”. 

 
Since that decision, the 1998 Local Plan has been replaced by the Local Plan Part 2 
such that EV1 is no longer relevant. 
 
The site is on the northern edge of the Leicestershire and South Derbyshire Coalfield 
National Character Area (NCA). The landscape is a plateau with unrestricted views 
of shallow valleys and gentle ridges with views northwards into the wooded rolling 
landscape of the Melbourne Parklands NCA. The County Council's Landscape 
Character of Derbyshire assessment provides broadly uses the national landscape 
character areas and sub-divides them into landscape character types (LCTs). The 
relevant landscape character types are patches of semi-natural woodland, 
occasional remnant ancient woodland, scattered hedgerow trees and locally dense 
trees along watercourses. Small-scale woodlands are often associated with areas of 
former parkland or with estate ownership. The description notes that woodland cover 
is being significantly extended through initiatives within the National Forest area. 
 
Whilst within the National Forest, the site is not under any landscape designation or 
historic landscape which confers or implies national value and/or protected status. 
The National Forest Way (NFW) passes through Hartshorne and near the site as 
part of the stage from Moira to Hartshorne. The site is of value for its role in helping 
to provide a link between the village and the surrounding landscape, as well as 
contributing to a green and rural setting for views – particularly from the NFW. To the 
south and off Manchester Lane there are limited views into the site. 
 
The Council’s landscape advisor comments that the applicant’s assessment 
methodology is lacking in some respects. It is argued that the visual impact upon 
neighbouring receptors has not been considered, and woodland planting in and 
adjacent to a residential setting may not appropriate. Nonetheless, the latter must be 
recognised as part of the ‘ethos’ to encouraging tourist accommodation in the 
National Forest, with occupants of the lodges transitory and not likely to expect the 
same standard of living as if they were permanent residential homes. Whilst the 
outlook for existing occupiers would be altered by the woodland planting, it is not 
inappropriate given its National Forest location and the NCA and LCT descriptions. 
Importantly, the applicant contends that the impacts are not considered to be 
significant, and this is felt to be correct as the site is very localised when compared 



to the rest of the National Forest context and, from a landscape point of view, is 
unremarkable and in a physically poor condition. Visually, the impact would be less 
than significant and even mitigated as long as the (now protected) hedge line 
remains and is supplemented with additional planting. The landscape management 
plan seeks to ensure an appropriate regime for the long term retention and 
management of this edge. 
 
The hedge line at the Manchester Lane end of the site is also protected by way of a 
TPO. Members should note that TPOs are most effective when they are used to 
manage trees, and they should not be used to impose a blanket restriction on any 
works. In order to facilitate access, a short section of these trees would need to be 
removed. Whilst counting against the proposal to a degree, this loss is considered to 
be a minor one in the wider scheme and new landscaping could mitigate for this 
impact over time – especially given the ‘surplus’ nature of the land immediately 
adjacent to the access road. 
 
It is recognised that the local community has sought the designation of the Horn Hill 
area as a conservation area. The Conservation Officer has advised that a 
designation cannot be supported. It must therefore be recognised that the area is not 
a designated heritage asset. Nonetheless, there has been discussion with the 
Conservation Officer on whether there is demonstrable evidence of heritage 
significance which might make the site ‘valued’. The NPPF is clear in distinguishing 
‘valued landscape’ from landscape which has a ‘designation’, and the Courts have 
held ‘valued’ means something other than ‘popular’. In short, landscape can only be 
‘valued’ if it has physical attributes which take it out of the ordinary. The Landscape 
Institute’s Guidelines for Landscape and Visual Impact Assessment (GLVIA3) reflect 
this, noting that an absence of designation does not necessarily mean an absence of 
landscape value. GLVIA3 also identifies a range of factors that can help in identifying 
valued landscapes, these including aspects such as rarity, tranquillity, recreation 
value and conservation interest. 
 
This site does not possess physical aspects which would elevate it to being ‘out of 
the ordinary’. The only focus is whether there is an associative link between the 
village and the hill. However, this is far from categorical. The Doomsday book 
records various possibilities of the origin to the name ‘Hartshorne’, one of which 
could be the physical landscape surrounding the village (i.e. Horn Hill). The hill is not 
recognised as a scheduled monument, nor does it even feature on the Historic 
Environment Record. Whilst it is recognised that most settlements will take their 
name from certain landscape features in or around them, this does not equate to 
heritage significance. In any case, the proposal is not considered to erode any local 
importance of the hill and its associative value – it clearly read as ‘overlooking’ the 
village and it remaining largely free of built form under this proposal. The proposal is 
also not considered to impact on the setting of listed buildings nearby, with their 
significance unaffected by the development of this site. Biodiversity effects are 
considered to be positive overall, with retention of important habitat and its 
enhancement through additional planting. 
 
Notwithstanding the above, the reason for refusal highlighted the general pattern or 
‘grain’ of development along Manchester Lane. Hartshorne has evolved largely away 
from the historic cores (Church Street and Brook Street) in a linear and ‘ribbon’ 



fashion – although not exclusively, and this point was explored during the Rodney 
Meadow appeal. The concern is that this development would alter this perception of 
Hartshorne as a linear settlement, eroding this pattern along its travel corridors and 
creating a cluster sitting ‘out-of-kilter’ with the surrounding development. This may 
remain unaltered since the refusal, but it must equally be recognised that there is 
some development ‘at depth’ away from the roads through the village. The key is 
whether it is appropriate sitting to the rear of this ribbon. The nature of the 
development is increasingly commonplace in the National Forest area, and given it 
would be supplemented by landscaping; there would be a degree of softening over 
time, reducing the legibility of this site appearing at odds with the existing ribbon 
development. Consideration is also given to consolidation of the ribbon, but infill 
policy would allow for this to occur along the Manchester Lane frontage where the 
perception of consolidation would be most appreciated. The built form here would be 
set back reducing this perception of continuity. With the cabins set low to the ground 
by way of design, and capable of assimilation into the countryside, it is not 
considered in this instance that the proposal achieves an undue impact on the 
character of the area which might outweigh the general Local Plan support for the 
proposal. 
 
Amenity impacts 
 
The concerns of neighbouring residents are noted. Assessment must consider 
whether adverse impacts are likely to occur in respect of noise disturbance, light 
pollution and loss of privacy/overlooking. In terms of the latter, the distances in the 
Council's SPD are comfortably achieved - even for the closest dwelling. Boundary 
planting would overcome and residual perception of overlooking in due course. 
Concerns in respect of lighting across the site can be appropriately controlled by way 
of condition. Attention therefore rests on the impact from visitors and their vehicles in 
the use of the site. 
 
The comings and goings of vehicles along the access road would be limited to the 
number of cabins proposed. The average daily movements associated with a cabin 
are broadly similar to that which might be associated with the domestic use of a 
dwelling. In this respect, it is not considered vehicle noise could be substantiated and 
the EHO raises no objection in this respect. The same considerations echo to the 
use of the units, particularly their external areas. Use of such areas would depend on 
favourable weather conditions and vary with the seasons, and the applicant has 
made efforts to minimise any potential conflict by ensuring the primary amenity areas 
face away from existing dwellings. Nonetheless, the EHO sustains some local 
concerns over the use of these areas and seeks a condition to require: 
 

� hot tubs switched off and vacated by 11pm; 
� all hot tubs to be enclosed, design of which to first be agreed; 
� acoustic screening to all outdoor seating areas sufficient to break line of site 

with neighbouring residential property, design of which to first be agreed; 
� no external music permitted; 
� no garden heaters; and 
� no fixed external cooking facilities. 

 



Whilst the first four controls can be applied by way of condition, the latter two 
controls are not considered to fulfil the ‘reasonable’ test. The presence of a garden 
heater might facilitate later use of the external areas on chilly evenings, but their 
prohibition would make no difference when ambient temperatures are sufficient in 
any case, or the decision to wear additional clothing. In the same vein, whether 
cooking facilities are external and/or fixed would not necessarily alter the ability to 
utilise these areas for dining or other activities. On this basis, these parts of the 
condition cannot be sustained. Irrespective of this finding, the remaining controls and 
lack of objection from the EHO is considered to result in the amenity impacts being 
acceptable. 
 
Highway safety and parking provision 
 
The conditions on Manchester Lane are well appreciated, particularly during peak 
hours. However the survey appears to have been carried out in 'free flow' conditions, 
in accordance with guidance, resulting in the ability to achieve the necessary visibility 
splays for average speeds. Accordingly, the County Highway Authority raises no 
objection, and this is significant. They also do not raise issue with pedestrian safety 
in occupants linking to the NFW or to services within Hartshorne, and it should be 
noted that this situation is no different to that for existing occupiers. It must also be 
acknowledged that self-catering accommodation is usually operated on the basis of 
a 'local guide' being present in each unit, which aids those not familiar with the area 
in utilising local services in the most suitable fashion. 
 
The parking provision is commensurate with that usually expected for conventional 
residential dwellings, with 3 spaces per unit. However, each unit may not necessarily 
attract 3 vehicles, particularly when families may arrive in a single vehicle. The 
provision is therefore considered to be more than adequate, and equally positioned 
so to minimise its visual and amenity impacts. 
 
Summary 
 
With the principle of development established, the decision is a finely balanced one - 
couched in weighing the tourism and economic benefits against the visual and 
character impacts. The long term future of the protected hedge line can be secured 
so to provide some certainty on the ability this has to help mitigate these impacts. 
The proposal would introduce a slightly 'inorganic' grain of development in this 
particular locale, but it is the type of development which has been supported 
elsewhere in the National Forest and wider District on such as basis. It is also not a 
completely alien form of development along the linear routes around Hartshorne. 
Similarly, the amenity impacts would be broadly comparable to that possible through 
conventional occupation of the existing dwellings adjacent. With a managing agent 
intended to oversee their use, there would also be a means to record and address 
any isolated incidents, which cannot be mitigated under the planning process. 
 
None of the other matters raised through the publicity and consultation process 
amount to material considerations outweighing the assessment of the main issues 
set out above. 
 



Recommendation 
 
GRANT permission subject to the following conditions: 
 
1. The development permitted shall be begun before the expiration of three 

years from the date of this permission. 
 
 Reason: To conform with Section 91(1) of the Town and Country Planning Act 

1990 (as amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004). 

 
2. The development hereby permitted shall be carried out in accordance with 

plans/drawings PL35R, PL36D, PL38D, PL39D and PL40E; unless as 
otherwise required by condition attached to this permission or allowed by way 
of an approval of a non-material minor amendment made on application under 
Section 96A of the Town and Country Planning Act 1990 (as amended). 

  
Reason: For the avoidance of doubt and in the interests of sustainable 
development. 
 

3. Notwithstanding the provisions of Part C Class 3 of the Town and Country 
Planning (Use Classes) Order 1987 (as amended) and Part 3 of Schedule 2 
to the Town and Country Planning (General Permitted Development) Order 
2015, (or any Order(s) revoking or re-enacting either or both Order(s)); the 
cabins shall be used for the purpose of holiday accommodation only and for 
no other purpose, including any other purpose within Class C3 of the Order 
without the prior grant of planning permission by the Local Planning Authority, 
and: 
i. the building shall not be occupied as a person's sole, or main place of 
residence; 
ii. the accommodation shall not be occupied by a person or group of persons 
for a continuous period of more than 28 days and shall not be re-occupied by 
the same person(s) within 3 months following the end of that period; and 
iii. the site operator shall maintain an up-to-date register of the names of all 
occupiers of the holiday cabins, and of their main home addresses, and shall 
make that information available at all reasonable times to the Local Planning 
Authority. 
The contact details for the site operator shall be supplied in writing to the 
Local Planning Authority prior to the first occupation of a cabin on the site, any 
subsequent change in operator (including their contact details) shall be 
notified to the Local Planning Authority no later than 5 days following that 
change. 
 

 Reason: The creation of unrestricted dwellings in this location would be 
contrary to the development plan and the objectives of sustainable 
development. 

 
4. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (England) Order 2015, or any statutory instrument 
amending, revoking and/or replacing that Order; none of the holiday cabins 



hereby permitted shall be enlarged, altered or extended, and no outbuildings, 
enclosures/boundary treatments or hard surfaces erected/created, without the 
prior grant of planning permission on an application made to the Local 
Planning Authority in that regard. 

  
Reason: To maintain control in the interest of the character and amenity of the 
area, having regard to the setting and size of the development, the site area 
and effect upon neighbouring properties and/or the street scene. 

 
5. No development shall commence until all existing trees and hedgerows on the 

site, which are not shown to be removed on the approved plan, are fenced 
with steel mesh fencing to 2.3m high supported by steel scaffold poles staked 
at 3 metre centres. The fencing shall be positioned at the outer limits of the 
root protection area for each tree/hedgerow and retained in position until all 
building works on adjoining areas have been completed unless otherwise 
agreed in writing with the Local Planning Authority. 

  
Reason: To protect the trees/landscape areas from undue disturbance, noting 
that initial works could lead to unacceptable impacts. 
 

6. No removal of vegetation that may be used by breeding birds shall take place 
between 1st March and 31st August inclusive, unless a competent ecologist 
has undertaken a careful, detailed check of the vegetation for active birds' 
nests immediately before the vegetation is cleared and provided written 
confirmation that no birds will be harmed and/or that there are appropriate 
measures in place to protect nesting bird interest on site. Any such written 
confirmation should be submitted to the Local Planning Authority. 

  
Reason: In the interests of safeguarding and enhancing the biodiversity offer 
of the site. 
 

7. Before any other operations are commenced, the existing access to 
Manchester Lane shall be modified in accordance with the approved plans, 
laid out, constructed and provided with a 2.4m x 42m visibility splay to the 
northwest and a 2.4m x 50m visibility splay to the southeast, the area in 
advance of the sightlines being maintained clear of any object greater than 
1m in height (0.6m in the case of vegetation) relative to the adjoining nearside 
carriageway channel level. 

  
Reason: In the interests of highway safety, noting that safe and suitable 
access is required throughout the construction and operational stages of the 
development. 
 

8. No development shall commence until details of the finished floor levels of the 
holiday cabins and associated surfaces and decking hereby approved, and of 
the ground levels of the access road and wider site relative to adjoining land 
levels, has been submitted to and approved in writing by the Local Planning 
Authority. Such details shall include details and drawings of any retaining 
structures, where required. Thereafter the development shall be constructed 
in accordance with the agreed levels. 



 Reason: To protect the amenities of adjoining properties and the locality 
generally. 

 
9. No development shall commence until details of a scheme for the disposal of 

foul water has been submitted to and agreed in writing by the Local Planning 
Authority. The scheme shall be carried out in conformity with the details which 
have been agreed before the development is first brought into use. If there is 
a requirement for a pumping station, full details of this and an assessment of 
the noise which may be generated by its operation, shall be included with the 
details submitted. 

 
 Reason: In the interests of pollution control, noting that uncontrolled 

discharges could cause unacceptable impacts if the scheme is not designed 
correctly from the outset, and to ensure associated features do not generate 
other unacceptable impacts. 

 
10. No development shall take place until a detailed design, timetable for 

implementation and associated management and maintenance plan of 
surface water drainage for the site, in accordance with Defra non-statutory 
technical standards for sustainable drainage systems, has been submitted to 
and approved in writing by the Local Planning Authority. The scheme shall 
demonstrate that, as a minimum, suitable capacity is proposed to attenuate 
peak flows from the site. The scheme shall be carried out in conformity with 
the approved details prior to the first occupation of each respective cabin/hard 
surface served by the surface water drainage system. 

 
 Reason: To ensure that it is possible to incorporate sustainable drainage 

systems before the development begins in the interests of flood protection. 
 
11. No construction of a lodge shall commence until precise details, specifications 

and, where necessary, samples of the facing materials to be used in the 
construction of the external walls and roof of the building(s) have been 
submitted to and approved in writing by the Local Planning Authority. The 
work shall be carried out in accordance with the approved details. 

 Reason: To safeguard the appearance of the buildings and the locality 
generally. 

12. Notwithstanding the submitted indicative landscaping plan, prior to the first 
occupation of a cabin hereby approved, full details of the landscaping scheme 
shall be submitted to and approved in writing by the Local Planning Authority. 

  
Reason: In the interests of the appearance of the area, recognising the need 
to achieve a suitable level of visual screening to the site by way of native and 
woodland planting. 
 

13. All planting, seeding or turfing comprised in the approved details of 
landscaping shall be carried out in the first planting and seeding seasons 
following the occupation of the buildings or the completion of the 
development, whichever is the sooner; and any trees or plants which within a 
period of five years from the completion of the development die, are removed 
or become seriously damaged or diseased shall be replaced in the next 



planting season with others of similar size and species, unless the Local 
Planning Authority gives written consent to any variation. Thereafter, the 
landscaping shall be maintained in accordance with the Landscape 
Management Plan ref. P17-1573 (dated October 2017) with any changes to 
that Plan as part of the annual or 5-yearly review first submitted to and 
approved in writing by the Local Planning Authority. 

  
Reason: In the interests of the appearance of the area and the health of 
protected trees over the lifetime of the development. 
 

14. Prior to the first occupation of a holiday cabin hereby approved, details of the 
body or organisation responsible for implementation of the Landscape 
Management Plan (LMP), as required under condition 13, along with details of 
the legal and funding mechanism(s) by which the long-term implementation of 
the LMP will be secured by the developer/site owner, shall be submitted to 
and approved in writing by the Local Planning Authority. Any subsequent 
change to that body or organisation shall be notified to and approved in 
writing by the Local Planning Authority in line with the requirements of this 
condition. 

  
Reason: In the interests of safeguarding and enhancing the long term visual 
and biodiversity offer of the site. 
 

15. Prior to the first use of a cabin hereby approved, a noise mitigation scheme 
shall be submitted to and approved in writing by the Local Planning Authority. 
This scheme, as a minimum, shall include measures to ensure: 
i) hot tubs are switched off and vacated by 11pm; 
ii) that all hot tubs are enclosed according to a design to be provided with the 
details submitted; 
iii) acoustic screening to all outdoor seating areas sufficient to break line of 
site with neighbouring residential property, of a design to be provided with the 
details submitted; and 
iv) no external music is permitted or facilitated. 
The physical measures included as part of the noise mitigation scheme shall 
be installed in full prior to the first use of each respective cabin and thereafter 
retained/maintained as such, with all other measures in the noise mitigation 
scheme carried out in accordance with the approved scheme throughout the 
lifetime of the development. 
 

 Reason: To avoid undue disturbance to adjoining property in the interests of 
safeguarding their present standard of amenity. 

 
16. No external lighting shall be installed until precise details of the intensity, 

angling and shielding, and the area of spread of the lights have been 
submitted to and approved in writing by the Local Planning Authority. The 
lights shall be installed in accordance with these details and thereafter 
retained in conformity with them. The submitted scheme shall comply with the 
latest guidance published by the Institute of Lighting Engineers. 

 Reason: To preserve amenity impacts on adjoining occupiers and in the 
interests of wildlife and the visual amenity of the area. 



17. Prior to the first occupation a holiday cabin comprising the development, the 
internal service road, parking and manoeuvring space shall be provided in 
accordance with the approved plan and thereafter be retained free of any 
impediment to their use for such purposes. 

 
 Reason: In the interests of highway safety. 
 
18. No gates or other barriers shall be erected within 10m of the highway 

boundary and any gates shall open inwards only. 
 
 Reason: In the interests of highway safety. 
 
19. The proposed access drive to Manchester Lane shall be no steeper than 1:30 

for the first 10m from the nearside highway boundary, and 1:12 thereafter. 
Measures to prevent the flow of surface water onto the adjacent highway shall 
be implemented as part of its creation, and subsequently maintained in 
perpetuity free from any impediment to its effective use. 

 
 Reason: In the interests of highway safety. 
 
 
Informatives: 

1. The proposed development lies within a coal mining area which may 
contain unrecorded coal mining related hazards.  If any coal mining feature is 
encountered during development, this should be reported immediately to The 
Coal Authority on 0345 762 6848.  It should also be noted that this site may lie 
in an area where a current licence exists for underground coal mining. Further 
information is also available on The Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority. Property specific 
summary information on past, current and future coal mining activity can be 
obtained from: www.groundstability.com. 
 
2. If external lighting is proposed, you are advised that it should be by 
way of low level bollards and bulkhead lighting only. 
 
3. Pursuant to Section 184 of the Highways Act 1980 and Section 86(4) of 
the New Roads and Streetworks Act 1991, at least 12 weeks prior notification 
should be given to the Environmental Services Department of Derbyshire 
County Council before any works commence on the vehicular access within 
highway limits; please contact 01629 538537 for further information. 
 
4. The Highway Authority recommends that the first 5m of the proposed 
access driveway should not be surfaced with a loose material (i.e. unbound 
chippings or gravel etc.). In the event that loose material is transferred to the 
highway and is regarded as a hazard or nuisance to highway users the 
Authority reserves the right to take any necessary action against the 
landowner. 
 
5. Pursuant to Section 163 of the Highways Act 1980, where the site 
curtilage slopes down towards the public highway measures shall be taken to 



ensure that surface water run-off from within the site is not permitted to 
discharge across the footway margin. This usually takes the form of a dish 
channel or gulley laid across the access immediately behind the back edge of 
the highway, discharging to a drain or soakaway within the site. 
 
6. Pursuant to Sections 149 and 151 of the Highways Act 1980, the 
applicant must take all necessary steps to ensure that mud or other 
extraneous material is not carried out of the site and deposited on the public 
highway. Should such deposits occur, it is the applicant's responsibility to 
ensure that all reasonable steps (eg; street sweeping) are taken to maintain 
the roads in the vicinity of the site to a satisfactory level of cleanliness. 
 
7. The applicant and/or developer is reminded of the Council's 
responsibility to issue official addresses for all residential and business 
premises within South Derbyshire. All new addresses are allocated in line with 
our street naming and numbering guidance (search for 'Street naming and 
numbering' at www.south-derbys.gov.uk) and you are advised to engage with 
the Council as soon as possible to enable the issuing of street and property 
names/numbers created by this development. Any number and/or property 
name that is associated with identifying individual properties must be 
displayed in a clear, prominent position that can be read from the roadside. It 
is the developers' responsibility to erect the appropriate signage once the 
build(s) is/are ready for occupation. There are two types of the name plate the 
Council uses: Type A carries the Council's crest, whilst Type B does not. You 
are advised that the Types are usually expected in the following locations: 
- Type A: on classified (A, B and C) roads, at junctions with classified roads, 
and at the commencement of local distributor roads (roads acting as through 
routes within developments);  
- Type B: intermediate name plates along local distributor roads, on collector 
roads (roads which run within a development providing access and linking 
small access roads and access ways), on access roads (roads serving a 
small number of houses which may also have a surface shared by 
pedestrians and vehicles), and access ways which have a different name from 
their access road; all unless at a junction with a classified road (where Type A 
will be expected instead). 
Further advice can be found online at www.south-derbys.gov.uk or by calling 
(01283) 228706. 
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Proposal:  THE ERECTION OF PAVEMENT PLAQUES, WALL PLAQUES AND 

LECTERNS AT VARIOUS LOCATIONS IN AND AROUND   
SWADLINCOTE 

 
Ward:  SWADLINCOTE, CHURCH GRESLEY, MIDWAY, NEWHALL, 

WOODVILLE 
 
Valid Date 17/11/2017 
 
Reason for committee determination 
 
The item is presented to Committee under Regulation 3 as the Council is the 
applicant.  
 
Site Description 
 
The “site” consists of various properties and areas of pavement within Swadlincote 
Town Centre and the wider Swadlincote Area. Consent is sought to display plaques 
on various properties, sink plaques into the pavement and erect lecterns at various 
points within the Town Centre, the Pipeworks, Church Gresley, Midway, Newhall, 
Hartshorne and Woodville. The plaques and lecterns are part of a Heritage Trail that 
has been designed to commemorate previous occupants who have previously lived 
in the buildings concerned or historic events that have taken place throughout the 
town centre and wider area. Some of the most sensitive locations are within the 
Delph, the Pipeworks and Bretby Potteries as these areas are located within a short 
distance of listed buildings. 
 









 
 
Proposal 
 
The plaques that would be fixed to the buildings would be made out of zinc and 
would be 300m in diameter. The pavement plaques would be constructed out of 
bronze and would be set into a square shape, as this would be easier to fix to the 
ground. The lecterns would be painted black to complement the surrounding street 
furniture along the Delph and silver at the Pipeworks and along Common Road. The 
Lecterns would be A1 in size and would be one metre in height.  
 
Planning History 
 
There is no relevant planning history. 
 
Responses to Consultations 
 
The County Highway Authority has not responded to date.  
 
Responses to Publicity 
 
There has been no comments/objection received as part of the application.  
 
Development Plan Policies 
 
The relevant policies are: 



 
� 2016 Local Plan Part 1: S1 (Sustainable Growth Strategy), S2 (Presumption 

in Favour of Sustainable Development), SD1 (Amenity and Environmental 
Quality), BNE1 (Design Excellence), BNE2 (Heritage).  
 

� 2017 Local Plan Part 2: SDT1 (Settlement Boundaries and Development) and 
BNE10 (Heritage). 

 
National Guidance 
 

� National Planning Policy Framework (NPPF) 
� Planning Practice Guidance (PPG) 

 
Local Guidance 
 

� South Derbyshire Design Guide SPD 
� Swadlincote Town Centre Character Statement 

 
Planning Considerations 
 
The main issues central to the determination of this application are: 
 

� Size and Appearance of plaques and Lecterns 
� Impact on heritage assets 
� Highways issues 

 
Planning Assessment 
 
Size and Appearance of plaques and lecterns 
 
The proposed plaques and lecterns would be of a high quality design and would be 
constructed out of hard-wearing material with a painted finish. The plaques would be 
large enough for people to read the items about the Heritage Trail; at around 300mm 
in diameter, but would not be large enough to have a negative or over dominant 
effect on the buildings or the public realm. The plaques and lecterns would therefore, 
make a positive contribution to the status of the Swadlincote Conservation Area and 
would help to raise awareness of the history of the town and the wider area.  
 
Impact on heritage assets 
 
Policy BNE2 of the Local Plan Part 1 and Policy BNE10 of the Local Plan Part 2 
stipulate that development should protect, conserve and enhance heritage assets 
within the District. The position of the proposed plaques would have a neutral impact 
on the historic fabric of the buildings and would seek to promote the heritage of the 
Swadlincote Area. On the basis of this, it would be considered that the proposed 
plaques and lecterns would have a positive impact on the heritage assets. 
 
The most sensitive locations as part of the proposal are the affixing of the plaques to 
Sharpe’s Pottery Museum and Bretby Pottery and the positioning of lecterns 
adjacent to the chimney and associated buildings at the Pipeworks. However, this 



would not result in undue harm to the historic fabric or setting of the listed buildings. 
The materials and form of the plaques and lecterns would be sensitive to the 
heritage assets and would be positive in promoting the historic interest and public 
interaction with the town. A condition could be attached stipulating that all plaques 
shall be fixed to buildings through mortar joints. This would mean that the buildings 
could be easily repaired if the plaques were ever to be removed in the future and 
there would be no impact on the historic fabric of the buildings.  
 
On the basis of this, it is considered that the proposed plaques and lecterns would 
be acceptable and would preserve the character and appearance of the 
Conservation Area and setting of the listed buildings.  
 
Highways issues 
 
Whilst the County Highway Authority has not responded to date, it would not appear 
that there would be concerns with regard to pedestrian or vehicular safety by way of 
installing the pavement plaques and lecterns. In addition, the applicant would also be 
required to obtain a separate permission from the County Highway Authority to 
ensure that the proposed works would be carried out to a particular specification i.e. 
not create trip hazards. On the basis of this, it is considered that there would be no 
highway issues that would affect the suitability of the application. 
 
Conclusion 
 
The proposed plaques and lecterns would have a minimal impact on the appearance 
of the Swadlincote Conservation Area and the wider area. They would be well 
designed and would help to elevate and promote the history in the local area. On the 
basis of this, the proposal would comply with the principles of policies BNE1 and 
BNE2 of the Local Plan Part1 and policy BN10 of the Local Plan Part 2.  
 
None of the other matters raised through the publicity and consultation process 
amount to material considerations outweighing the assessment of the main issues 
set out above. 
 
Recommendation 
 
GRANT permission under Regulation 3 subject to the following conditions: 
 
1. The development permitted shall be begun before the expiration of three 

years from the date of this permission. 
 Reason: To conform with Section 91(1) of the Town and Country Planning Act 

1990 (as amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004). 

2. The plaques and lecterns hereby permitted shall be carried out in accordance 
with sizes and locations as specified within the Swadlincote Heritage Trail A: 
Swadlincote Town Centre Table 1, received on 26th October Month 2017; 
unless as otherwise required by condition attached to this permission or 
allowed by way of an approval of a non-material minor amendment made on 
application under Section 96A of the Town and Country Planning Act 1990 (as 
amended). 



 Reason: For the avoidance of doubt and in the interests of sustainable 
development. 

3. Any fixtures or fittings shall be affixed to the building through the mortar joints. 
 Reason: To limit any damage to the buildings and historic fabric and to ensure 

that the works are reversible. 
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Proposal:  DEMOLITION OF CONSERVATORY AND THE ERECTION OF A 

REAR EXTENSION AT 52C DERBY ROAD MELBOURNE DERBY 
 
Ward:  MELBOURNE 
 
Valid Date 13/11/2017 
 
Reason for committee determination 
 
The item is presented to Committee as the proposal does not conform to the 
Council’s SPD guidelines with regard to separation distances however site 
conditions would dictate that these distances could be reduced. 
 
Site Description 
 
The application site is located within the key service village and conservation area of 
Melbourne. The property has not been identified as a building that contributes 
positively to the special architectural or historic character of the conservation area in 
the 2011 Adopted Melbourne Conservation Area Character Statement. 
 
The application property is situated on a back-land plot formerly associated with a 
commercial business. The ground level descends gradually from Derby Road to 
where the dwelling is sited some 30 metres from the highway edge and the building 
is framed by and glimpsed between the road frontage properties, 52 Derby Road and 
the Amalfi White restaurant.  To the rear lie properties on Beech Avenue which 
contain houses which back onto the application site in relatively close proximity 
separated by a stone wall. 
 
Proposal 
 
The application seeks planning permission for the demolition of the existing glazed 
uPVC conservatory to the rear (north-east side) of the property and its replacement  
 



 



with a single storey brick and tile lean-to extension that would span the rear width of 
the existing dwelling. 
 
Applicant’s supporting information 
 
The submitted Design and Access Statement covers the following points: 
 
Located on Derby Road in Melbourne the site, which slopes down towards the rear, 
is accessed via a narrow electronically gated driveway. The property is a circa 2000 
architecturally designed 2-storey detached house with an attached double garage. 
The dwelling is not listed but falls within the Melbourne Conservation Area. 
 
The proposed extension is to provide additional family amenity space (garden room) 
incorporating a small boot room as an entrance from the garden. The use of the 
domestic extension would have no adverse impact on neighbouring properties. 
 
The proposed extension will be 8.335m wide and 4.8m in depth at its deepest and 
will provide 30.6 square metres of additional accommodation. 
 
The extension will be situated to the rear of the property and accessed through the 
existing kitchen area and from the dining room via a sliding door panel. 
 
There will be no alterations to the front of the property or the existing parking area. 
Due to the varying levels within the site, the extension floor level will be 450mm 
below that of the house floor level. 
 
The extension will be subservient to the main house both in width and height and will 
have no detrimental impact on the site in terms of bulk or massing. 
 
The extension will be built of facing brick to match the existing property in both colour 
and texture; brickwork detailing will match that of the existing. The roof will be of clay 
plain tiles to match those of the existing house in colour and texture; the application 
form states the use of Weinerberger 20/20 flat interlocking clay tiles. Black guttering 
will be supported on galvanised rise and fall brackets, discharging into black round 
rainwater pipes. Three black roof windows will be inserted into the roof. Side 
elevation windows will be white UPVc in the style of the existing windows and the bi-
fold sliding doors will be grey powder coated aluminium. 
 
Materials from sustainable sources will be used where available. Surface water 
drainage will employ sustainable methods – soakaways will be installed dependant 
on suitable ground conditions. 
 
The design and layout of the proposed extension would be appropriate to this 
property within the conservation area. Its size (width/depth) and position to the rear 
of the main property would not impact on the amenities of the neighbouring 
properties or the landscaping within the curtilage. Given the materials to be used, it 
would have no detrimental impact on the character and appearance of the 
conservation area.  
 



The following additional information was received from the applicant after a request 
to amend the plans so the proposed extension encroaches no further than the 
existing [unauthorised] conservatory: 
 
“Our conservatory has been in place for over 10 years, having been built by the 
former owner prior to our purchasing the property in 2004. We have photographic 
evidence should this be required. 
   
Whilst we understand the guidelines set out within the SPD, other material 
considerations also need to be taken into account and, in this case, there are 
mitigating factors that significantly reduce the line of sight to our neighbours' 
properties on Beech Close.  
 
i) The boundary wall is over 7 feet in height and as such all but obscures any line of 
sight in to their ground floor property (or indeed from theirs to ours), and also 
prevents any issues in respect of over-dominance;  
ii) The floor level in our proposed extension will be 300mm lower than the existing 
conservatory, thus reinforcing the obscuring of the line of sight; and 
iii) Notwithstanding (i) and (ii) above, the relative angles of our property and our 
neighbours' to one another would in any event further reduce any mutual overlooking 
(i.e. they do not directly face one another). 
 
In light of the above points we are minded to leave our application as originally 
submitted, and would request that the application be determined as currently 
proposed”. 
 
Planning History 
 
9/2001/0711/F – single dwelling on land to rear of 52 Derby Road – approved 
(committee decision) with conditions on 26/09/01 
Condition 6 – Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) Order 1995, the dwelling hereby permitted shall 
not be altered, enlarged or extended, no satellite dishes shall be affixed to the 
dwelling and no buildings, gates, walls or other means of enclosure (except as 
authorised by this permission or required by any condition attached thereto) shall be 
erected on the application site (shown in red on the submitted plan) without the prior 
grant of planning permission on an application made in that regard to the Local 
Planning Authority. Reason: To maintain control in the interest of the character and 
amenity of the area, having regard to the setting and size of the development, the 
site area and effect upon neighbouring properties and/or the street scene. 
 
9/2002/0343/F – detached house and double garage on land to the rear of 52 Derby 
Road – approved with conditions on 19/06/02 (committee decision and condition 6 
applied as above). This is the scheme that has been implemented. 
 
No further applications have been found for the site and as such the existing 
conservatory would be in breach of condition 6 above. The applicant has advised 
that the conservatory was erected by the previous owner and has been in place for 
more than 10 years. By virtue of Section 4 of Part 1 of the Planning and 
Compensation Act 1991 where there has been a breach of planning control 



consisting of the carrying out of building operations without planning permission 
within the curtilage of a dwellinghouse, no enforcement action may be taken after the 
end of the period of 4 years beginning with the date of the breach. As the proposal is 
to demolish the existing conservatory, there is no need for the applicant to apply for 
a Lawful Development Certificate for an existing use in order to regularise the 
development. 
 
Responses to Consultations 
 
Melbourne Parish Council and Melbourne Civic Society have raised no objections. 
 
Responses to Publicity 
 
None received. 
 
Development Plan Policies 
 
The relevant policies are: 
 

� 2016 Local Plan Part 1: Policy S2 (Presumption In Favour of Sustainable 
Development), Policy SD1 (Amenity & Environmental Quality), Policy BNE2 
(Heritage Assets – A(i) Conservation Areas, A(iii) Listed Buildings) 

� 2017 Local Plan Part 2: H27 (Residential extensions and other householder 
development), BNE10 (Heritage)  

 
National Guidance 
 

� National Planning Policy Framework (NPPF): Paragraphs 6-10 (Achieving 
sustainable development), paragraphs 11-14 (The presumption in favour of 
sustainable development), paragraph 17 (Core principles), paragraphs 56, 57, 
58 and 61 (Requiring good design), Chapter 12 (Conserving and enhancing 
the historic environment), paragraphs 186 and 187 (Decision-taking), 
paragraphs 196 and 197 (Determining applications) and paragraphs 203-206 
(Planning conditions and obligations) and Annex 1 (Implementation) 

� Planning Practice Guidance (PPG): ID:21b-006 and ID:21b-014 (determining 
an application), ID:26 (good design), ID:18a-001 and ID:18a-018 (historic 
environment) 

 
Local Guidance 
 

� South Derbyshire Design Guide (SPD): November 2017 – Appendices A & G 
� Melbourne Conservation Area Character Statement (CACS) – Adopted 2011 

 
Planning Considerations 
 
The main issues central to the determination of this application are: 
 

� The impact on the character and appearance of the conservation area; and 
� The impact on the amenities of the surrounding neighbours. 

 



Planning Assessment 
 
The impact on the character and appearance of the conservation area 
 
The application site forms part of later development to the rear of a plot along Derby 
Road within Melbourne Conservation Area. The existing building makes a neutral 
contribution to the character of the conservation area. 
 
The proposed extension would be single storey and of brick and tile construction. It 
would be subservient to the host and would be pulled in from the main building line.    
 
The Conservation Officer has advised that while there would be a preference to 
maintain the distinction between the various elements of the building, e.g. the 
projecting rear gable and the main rear wall, considering the subservient nature of 
the extension this would not be considered to have a detrimental impact. It would be 
advised that the number of rooflights be reduced considering the degree of 
illumination that would be provided by the proposed glazing and considering that this 
would be the most visible element from the surrounding properties. Overall, the 
proposal would remain subservient to the host dwelling, would maintain the 
character of the plot and, due to its location at the rear of the building, would 
preserve the neutral contribution that the building makes to the character of the 
conservation area. 
 
There would be restricted public views of the proposed extension from Beech 
Avenue, which is outside the conservation area boundary, and these would be at a 
distance of some 20 metres. It would therefore be unreasonable to insist on the 
removal of the proposed rooflights as it would be difficult to argue that they would 
adversely harm the setting of the conservation area. Again, the use of uPVC 
windows in the side elevations of the proposed extension and the proposed new 
window in the side (southeast) elevation of the host building would be screened from 
public view and the neighbouring properties by their location and the existing 1.8m 
closed boarded fencing at either side of the host property. It is therefore considered 
that these items would not have a detrimental impact on either private or public 
views.        
 
As such the proposal would conform to the requirements of the NPPF in that there 
would be no harm to the heritage asset and to Policy BNE2 of the 2016 Adopted 
Local Plan Part 1 and Policy BNE10 of the 2017 Adopted Local Plan Part 2 in that 
the character and appearance of the conservation area would be conserved.  
 
The impact on the amenities of the surrounding neighbours 
 
Levels between the existing ground floor of 52c Derby Road and the closest 
neighbour to the rear, 14 Beech Avenue, vary to the extent that the application 
property sits approximately 1.3m above the ground floor level of the affected 
neighbour. It should be noted that the garden spaces are at the same ground level 
and 14 Beech Avenue has an existing conservatory to its rear (south) aspect that is 
within 1m of its rear garden boundary with the application site. The existing 
conservatory at 52c Derby Road is 15m away from this same boundary at its closest 
point. 



 
The Council’s Design Guide (SPD) assumes that sites are relatively level, with little 
or no screening and normal ground floor and first floor layouts. The guidance also 
assumes straightforward identification of front, rear and side elevations. Where 
situations arise that do not readily fit these guidelines, as in this instance, decisions 
will be made on the merits of the case. The guidance goes on to state that where the 
view between windows can be prevented (e.g. by a screen wall or fence of 
reasonable height) then the minimum distances may be reduced.   
 
The floor level of the proposed extension would sit 0.5m below the floor level of the 
existing conservatory and although the proposed extension would sit approximately 
0.8m further forward than the existing (unauthorised) conservatory, the change in 
levels together with the existing 1.8m stone wall that sits between the two 
neighbours should be sufficient to preserve the current privacy level between them 
for all but the very top section of the neighbour’s conservatory windows. As such the 
proposal would not materially increase the impact of the existing substandard 
separation distances. 
 
Separation distances and screening (existing stone boundary wall) between the 
application property and 16 Beech Avenue, located to the east of No. 14, are 
adequate to comply with SPD guidance. The neighbours to the front of the property 
along Derby Road would not be affected by the proposal.   
 
In view of the above-mentioned circumstances with regard to the situation between 
the application property and 14 Beech Avenue, the proposal is considered to 
substantially comply with the Council’s SPD with regard to maintaining current 
privacy levels and with Policy H27 of the 2017 Adopted Local Plan Part 1 in that the 
proposed development would be of a scale and character that is in keeping with the 
host and would not be unduly detrimental to the living conditions of the adjoining 
properties or the general character of the area.  
 
The proposal would conform to Policy SD1 of the 2016 Adopted Local Plan Part 1 in 
that it would not lead to adverse impacts on the environment or amenity of existing 
and futures occupiers within and around the proposed development. 
 
The proposal would conform to the requirements of the NPPF and the NPPG and 
with Policy S2 of the 2016 Local Plan Part 1 in that planning applications received by 
the Council that accord with the policies in the Local Plan Part 1 (and where relevant, 
with policies in neighbourhood plans) will be dealt with positively and without delay 
unless material considerations indicate otherwise. 
  
None of the other matters raised through the publicity and consultation process 
amount to material considerations outweighing the assessment of the main issues 
set out above. 
 
Recommendation 
 
GRANT permission subject to the following conditions: 
 
 



 
1. The development permitted shall be begun before the expiration of three 

years from the date of this permission. 
 Reason: To conform with Section 91(1) of the Town and Country Planning Act 

1990 (as amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004). 

2. All external materials used in the development to which this permission 
relates shall match those used in the existing building in colour, coursing and 
texture unless prior to their incorporation into the development hereby 
approved, alternative details have been first submitted to and approved in 
writing by the Local Planning Authority. 

 Reason: To safeguard the appearance of the existing building and the locality 
generally. 

  



2. PLANNING AND OTHER APPEALS 
 
(References beginning with a 9 are planning appeals and references beginning with 
an E are enforcement appeals) 
 
Reference Place Ward Result Cttee/Delegated 
     
9/2017/0513 Milton Repton Dismissed Delegated 
9/2017/0516 Milton Repton Dismissed     Delegated  







 
 
 


