
 

 
PLANNING COMMITTEE – 14 February 2023 

 
 
REFERENCE NUMBER: 22/00391/FL Application Expiry Date: 06 June 2022 
Application Type: Full Planning Permission 

 
Proposal Description: Cladding of public house, timber lean-to shelter extension, alterations to 

porch, two timber pergola seating structures, structure for forecourt sign, 
trellis fencing on top of stone wall to west boundary, extensions to the 
rear of the public house and rear of Smithy Barn and detached hobby 
workshop and rear 1.8m high close boarded fencing to the northern 
boundary. (Amended Drawings) 

At: Kelstedge Inn, Matlock Road, Kelstedge, Ashover. 
For: Mr Simon Oxspring 
Third Party Reps: 18 Parish: Ashover  
  Ward Name: Ashover 

 
Author of Report:  Case Officer Alice Lockett Date of Report: 27 January 2023 

 

MAIN RECOMMENDATION:           REFUSE   
 

 
Figure 1 Location Plan 



1.0 Reason for Report  
 

1.1 The application has been called into committee by Councillor Armitage, the 
reason being the impact on the community facility especially with regard to 
the number of alterations. Cllr Armitage has subsequently added impact on 
the landscape as a reason for consideration by committee. 
 

2.0 Proposal and Background 
 

2.1 This application seeks retrospective planning permission to regularize 
horizontal composite cladding to the side of the building, a timber lean-to 
shelter extension, alterations to porch, two timber pergola seating 
structures, structure for forecourt sign, trellis fencing on top of stone wall to 
west boundary, and a rear 1.8m high close boarded fencing to the northern 
boundary.  
 

2.2 Extensions to the rear of the public house and rear of Smithy Barn and a 
detached hobby workshop are also included in the application for which 
building has begun, but not yet completed.  
 

3.0 Relevant Planning History 
 

3.1 00/00121/FL Conditionally Approved 19.04.2000 Proposed extension 
to kitchen, alterations and extension to form conservatory, dining room and 
conversion of barn to form bed and breakfast accommodation (Amended 
Plan)  

 
3.2 03/00992/FL Conditionally Approved 30.09.2003 Proposed Change 

of Use of barn from B + B to one dwelling, erection of porch and retention 
of timber/general storage unit and retention of external staircase to the 
Northern elevation of the public house (Amended Plan) (Amended Title)  

 
3.3 74/00469/FL Conditionally Approved 02.10.1974 Change of use from 

existing recreation room to restaurant.  
 
3.4 75/00648/FL Conditionally Approved 20.01.1976 Extensions and 

alterations to public house and further car parking provision.  
 
3.5 77/00776/AD Refused 13.04.1977 Double sided illuminated 

projecting sign.  
 
3.6 89/00805/FL Conditionally Approved 25.12.1998 Outbuilding External 

alterations  
 
3.7 13/01049/AD Conditionally Approved 08.05.2014 Retention of new 

signs 
 

4.0 Consultation Responses 
 

4.1 Highways: 



The amended plans/information don’t include the provision of any 
replacement/additional off-street parking, whilst not ideal it is not 
considered that the under provision of off-street parking would have a 
detrimental impact on highways safety. Nonetheless, in view of the 
increase in seating within the site and decrease in parking levels it is 
recommended the applicant promotes the use of sustainable transport 
modes for customers, visitors, staff etc via a travel plan. 
 
Accordingly, the Highway Authority has no objections to the proposal 
subject to a condition covering the submission of a travel plan.  

 
4.2 Environmental Health: 

Environmental Protection have reviewed the information submitted to 
support the application together with our records and we would make the 
following comments:- 
 
Control of working practices during construction phase 
It is recommended that the following advice is followed to prevent a 
nuisance/ loss of amenity to local residential areas. Please note that the 
Council’s Neighbourhood Enforcement have a legal duty to investigate any 
complaints about noise or dust. If a statutory nuisance is found to exist they 
must serve an Abatement Notice under the Environmental Protection Act 
1990. It is therefore recommended that you give serious consideration to 
the below recommendations and to the steps that may be required to 
prevent a noise nuisance from being created.  
 
(i) Except in case of emergency, operations should not take place on site 
other than between the hours of 08:00 - 18:00 Monday to Friday and 
between 09:00 - 13:00 on Saturdays. There should be no working on 
Sundays or Public Holidays. At times when operations are not permitted 
work shall be limited to maintenance and servicing of plant or other work of 
an essential or emergency nature. The Local Planning Authority should be 
notified at the earliest opportunity of the occurrence of any such 
emergency and a schedule of essential work shall be provided. 
(ii) Heavy goods vehicles should only enter or leave the site between the 
hours of 08:00 - 18:00 on weekdays and 09:00 - 13:00 Saturdays and no 
such movements should take place on or off the site on Sundays or Public 
Holidays (this excludes the movement of private vehicles for personal 
transport). 
(iii) Best practicable means shall be employed to minimise noise and dust 
from construction works 
No waste shell be burnt on site and will be removed by an authorised 
waste contractor. 
Further information can be obtained from: 
https://www.ne-derbyshire.gov.uk/environmental-health/waste-damage-
and-disturbance/nuisance-during-construction-works 
 
Contaminated Land 
The site falls within a coal mining reporting area, dependent on the level of 
ground works required coal authority risk assessment may be required. 



(Officer Comment: The site is not in a high risk area for coal, as such the 
Coal Authority have not been consulted.  It is considered that should be 
included as an informative if permission is granted) 
 
Potential for Noise Issues 
Previous EHO comments made on the 24th May 2022 state that: 
“Pro-active steps should be taken to manage any potential noise nuisance 
from customers eating or drinking outside in the new seating/extension 
area/s. Consideration should also be given to any possible music activities 
from the public house. Licensing conditions in regards to live music and or 
entertainment activities should be adhered to. Such actions will mitigate 
any potential disturbance to local neighbouring resident/s and or other 
premises.” 
In addition, the premises would benefit from a noise management plan to 
manage any potential noise issues.  
(Officer Comment: It is considered that should be included as an 
informative if permission is granted) 
 
Lighting 
Environmental Health would advise the applicant refer to the “Guidance 
Note 1 for the reduction of obtrusive light 2021 produced by the Institution 
of Lighting Professionals, as to prevent obtrusive light causing a loss of 
amenity to neighbouring dwellings. 
(Officer Comment: It is considered that should be included as an 
informative if permission is granted) 
 

4.3 Parish Council 
Whilst not supporting retrospective applications, Ashover Parish Council 
supports the initiatives taken during the covid pandemic to keep parish 
businesses active. Members were concerned that car parking spaces in 
the main car park may be diminished and this would cause further on-road 
parking on The Causeway; this may result in a delay for cars exiting the 
A632 to The Causeway. Members did not consider the current grey 
cladding to be compatible with surrounding properties. 
 

5.0 Representations  
2 Objection Comments raising the following: 

 Loss of Parking spaces has resulted in problem parking on the 
causeway, in the car park for the flats and in and around the bus stop.  

 
16 Support Comments summarised: 

 Support for the local pub which is an important community facility 

 Serves, locals and visitors including those to holiday lets and ramblers 

 Fencing provides screening for patrons and local residents 

 The fencing makes people feel safe from the dangerous road 
particularly for children. 

 Pergolas provide areas for visitors who want to sit outside and are a 
good community area where events have been held. 

 Lots of people walk there. 



 The last few years have been very challenging and we don’t want to 
lose our local pub. 

 The landlord was pro-active over during the pandemic to keep the pub 
going and provide facilities for locals and visitors. 

 The cladding is fitting to the location and is sympathetic to its 
surroundings 

 I have not experienced parking problems. 

 The building was somewhat shabby  

 Cladding gives the entire property a fresher feel whilst maintaining its 
country charm. The alterations have greatly enhanced the pub facilities 
and amenities. 

 Being on a main road, the façade needed an update giving it a modern 
look but still in keeping with a country vibe 

 Parking anywhere has its risks and I don’t think the loss of a few 
parking spots for outdoor seating would be much of a difference. 

 The issue of parking vehicles on the roads surrounding the pub was 
not a fault of the pub on the whole, but of the people working on the 
building sites and other local businesses who have been seen to park 
without due consideration for other road users. 

 People park at Kelstedge to get the bus to Sheffield 

 Benefits of outside seating outweigh the loss of parking area. 

 Changes including the new kitchen facilities can only be seen as an 
improvement to sustain this local business as a vital part of the local 
community. 

 
6.0 Relevant Policy and Strategic Context 

 
6.1 Ashover Neighbourhood Plan 

AP1 Development within Limits to Development 
AP11 Design 
AP13 Landscape Character  
AP16 Dry Stone Walls 
 

6.2 The North East Derbyshire District Local Plan (2014-2034)  
SS1 Sustainable Development 
SS7 Development on Unallocated Land within Settlement with defined 
Settlement Development Limits 
SDC3 Landscape Character 
SDC11 Flood Risk and Drainage 
SDC12 High Quality Design and Place Making 
SDC14 Land potentially affected by Contamination or Instability 
ID3 Sustainable Travel 

 
6.3 National Planning Policy Framework 

The overarching aims of the National Planning Policy Framework (NPPF) 
are also material in the assessment of this application and have been 
taken into account. 
 
 



7.0  Planning Issues  
 
Principle of Development 

7.1 North East Derbyshire Local Plan (LP) Policy SS1 states that in order to 
contribute to sustainable development in North East Derbyshire 
developments proposals will: Meet development needs within defined 
settlements; support the local economy by contributing to business 
expansion and growth; promote social and economic well-being of 
communities; create well-designed places; protect and enhance the 
character, quality and settings of towns and villages; and protect and 
enhance the character, quality and diversity of the District’s Green 
Infrastructure and local landscape and the wider countryside. 
 

7.2 The National Planning Policy Framework (NPPF) paragraph 126 states 
that the creation of high quality, beautiful and sustainable buildings and 
places is fundamental to what the planning and development process 
should achieve. 

 
7.3 The underlying premise of the Ashover Neighbourhood Plan (ANP) is to 

seek to ensure sustainable development within the Parish that meets the 
needs of current and future generations, whilst protecting and enhancing 
the natural, built and historic environment (ANP p3). 
 

7.4 The Kelstedge Inn is located within the Settlement Development Limits for 
Kelstedge. Here LP Policy SS9 supports proposals for development within 
Settlement Development Limits provided that the proposed development is 
appropriate in scale, design and location to the character and function of 
the settlement. 

 
7.5 ANP Policy AP1 supports development within the settlement development 

limits for Kelstedge where it can be demonstrated that it respects the 
shape and form of the relevant settlement in order to maintain its 
distinctive character and enhance it where possible. 

 
7.6 As a consequence, whilst it is considered that the principal of development 

is acceptable in this part of Kelstedge, it is necessary to make an 
assessment as to whether the design meets the requirements of national, 
local and neighbourhood planning policies. 
 

7.7 It is also location within an area of landscape identified by Derbyshire 
County Council as a Primary Area of Multiple Environmental Sensitivity 
(AMES) which means it is within part of the district’s most valued 
landscape. 
 

7.8 LP Policy SDC3 only permits new development which it would not would 
not cause significant harm to the character, quality, distinctiveness or 
sensitivity of the landscape, or to important features or views, or other 
perceptual qualities such as tranquillity. Development proposals should be 
informed by, and be sympathetic to, the distinctive landscape areas 
identified in the Derbyshire Landscape Character Assessment and the 



AMES, and contribute, where appropriate, to the conservation and 
enhancement, or restoration and re-creation of the local landscape taking 
into account its wider landscape character type. 
 

7.9 The Kelstedge Inn is located in a prominent position in the centre of the 
settlement as a consequence it is the building around which the rest of the 
village is clustered. It is highly visible from the A623 Matlock Road which 
runs past it to the west. 
 

7.10 This part of Kelstedge is characterised by stone built, simple cottages to 
the east of Matlock Road. Less prominent are the mid-20th Century houses 
to the south which are also built of stone.  To the east of the Kelstedge inn 
is a small block of mid to late 20th century social housing flats which are 
also finished in stone. This block is viewed in conjunction with the 
Kelstedge Inn when viewing from the North but is less obvious from the 
south. 
 

7.11 The landscape here is characterized as the Wooded Slopes & Valleys 
character type of the Peak Fringe & Lower Derwent Landscape Character 
Area. Within the Wooded Slopes and Valleys type settlements are 
disperse with scattered stone built farmstead and small hamlets nestled 
into the hillsides, small scale industry such as quarrying is evident. 
Kelstedge as a good example of a settlement typical of this landscape type 
being a small hamlet closely associated with the small scale industrial past 
of this part of the district. 

 

7.12 Before the works subject to this application were carried out, the building 
was of a simple design finished in stone on the front elevation and white 
painted render of the side and rear elevations. There had been some 
additions to the building including extension to the rear (mostly below the 
level of the road due to the hillside location) and a porch on the front 
elevation. The area to the front of the building was open with space for a 
small number of benches close to the building and a car park for 
approximately 9 vehicles.  Boundary treatments including a traditional 
drystone wall with vegetation above in places.  Although the original 
building was not considered worthy of historic protection, it is a building 
which fits well into its location at the heart of a village, constructed from 
traditional materials.  

 
Cladding works 



 
 

 

 

 

 

 

 

 

 

 

 

Figure 2 Horizontal composite cladding 

7.13 Horizontal grey composite cladding has been installed on the west and 
north elevations of the building (see Figure 2 above and 3 below). The 
local vernacular is one of traditional stone built buildings. There are no 
other examples of cladding in the immediate area and the location of the 
dwelling and cladding is highly prominent in the surrounding street scene 
(see Figure 3 below).  
 

 
Figure 3 The Kelstedge Inn is clearly visible from Matlock Road to the south west 

7.14 The horizontal grey composite cladding is not considered in keeping with 
the local stone vernacular and given there are no other examples of 
cladding in the area and cladding is not a traditional building type of the 
wider landscape. As such it is considered that the cladding is not informed 
by or sympathetic to the distinctive landscape area or in keeping with the 
built traditions of the area. The light colour and synthetic appearance of the 
materials used makes the cladding stand out, whist the use of darker grey 
verge edging serves to emphasise the impact of the cladding. This is 
particularly evident on the chimney (see Figure 2 above) where the added 
width of the cladding has created an awkward squat appearance, which is 



considered out of keeping with the rest of the building and the local 
vernacular. Added to this, the cladding is of a poor finish which further 
detracts from its appearance in the wider street scene. As it is made of a 
synthetic composite material it is considered that the cladding is unlikely to 
weather remaining prominent and jarring in the street scene. 
 

7.15 As discussed above, the impact of the cladding is made worse by its 
location on the side of the building facing Matlock Road as a consequence 
it is a prominent jarring feature in the landscape and street scene. As a 
consequence it is considered that the cladding does not respond positively 
to local character and context and as such does not preserve or enhance 
the quality and identity of the local community, further it is considered that 
due to its prominent location the cladding harms the character, quality and 
distinctiveness of the landscape. As such the proposed cladding would fail 
to accord with policies SS7 and SDC12 of the LP and policies AP1, AP11 
and AP13 of the ANP.   
 

Timber lean-to shed extension Pergolas and other timber features 
including fencing  

 

 
Figure 4 Timber features have been constructed in the car park. 

7.16 A Timber lean-to shed extension to the side of the host building and 
Timber pergolas/swings were constructed in the car park and outside area 
to the front of the building during the Covid19 pandemic, see Figure 4 
above.  
 

7.17 The applicant considers that this was in line with government policy which 
encouraged outside drinking/eating. Officers agree that for a short time 
(until the end January 2022) the Government supported the provision of 
moveable structures within the curtilage of drinking establishments under 
the General Permitted Development Order (England). However this 
permitted development right expired at the end of January 2022 and has 
not been replaced by any further permitted development rights. As such, it 



is considered that the government only intended this use during the 
specific special circumstance of the Covid19 pandemic and there was no 
intention that buildings for this purpose should continue to operate after the 
end of restrictions in gathering inside etc, without first receiving the 
necessary planning permissions. 
 

7.18 It is considered that the timber structures create a cluttered appearance to 
the front of the principal elevation which serve to detract from the simple 
character of the building. The unpainted timber finishes introduces another 
material to the mixture on the site adding the impression of clutter. This is 
exacerbated by the location of the timber structures close to the boundary 
with Matlock Road (see Figure 5 below) where they are prominent in views 
from passing road users. It is therefore considered that the structures fail 
to respond positively to local character and context to preserve or enhance 
the quality of the area and are not well related to the site and surroundings 
in terms of form and choice of materials. 
 

 
Figure 5 View of close boarded fence from Matlock Road to the north west 

7.19 A number of different fencing types have been added to the boundary with 
Matlock Road, this includes close boarded fencing around the land to the 
rear of the building to the north and trellis with fake vegetation bounding 
the car park to the south. Due to the height of this fencing and its proximity 
to the highway some of this fencing requires planning permission. It is 
proposed to paint the fence to match the cladding although this has yet to 
be carried out.  
 

7.20 Notwithstanding the concerns about the cladding, this may help to tie the 
fencing into the rest of the site, however the light grey colour would be 
dominant in the wider street scene. As a consequence it is considered that 
the fence design and finish adds another material type to the already 
cluttered appearance of the site. The close boarded fencing to the north 
particularly does nothing to preserve or enhance the quality of the area 
and would be contrary to policy SS7 and SDC12 of the LP and policies 
AP1, AP11 and AP13 of the ANP. To the north the fence has replaced an 
attractive drystone wall which are indicative of the landscape type and 
supported by policy AP16 in the Ashover Neighbourhood Plan. 

 

Forecourt Sign 



 

7.21 A structure to house a sign on the forecourt to the front of the building 
fronting Matlock Road has been constructed, this is a timber structure with 
slate roof located where a smaller sign has been located for a number of 
years. It is considered that on its own this structure is acceptable due to its 
size, however combined with the other timber structures and fencing on 
the site it adds to the impression of clutter and as a consequence it fails to 
preserve or enhance the quality and local identity of the area which would 
be at odds with policy SS7and SDC12 of the LP and policy AP1 and AP11 
of the ANP. 
 

Porch 
7.22 The proposal seeks to regularise the porch structure to the front elevation 

of the building (see Figure 6 below). This has seen the existing porch 
extended to increase its height by forming a pitched roof. Previously the 
porch was of a simple design with a rendered finished which, whist not 
particularly attractive, was proportionate and subservient to the host 
building. The new porch has been clad in vertical timber cladding and 
painted dark grey, different again to the composite cladding used on the 
building.  
 

7.23 Whilst it is considered that the principle of extending the porch may be 
acceptable, its design and materials are incongruous with the existing 
simple stone building and the height has served to obscure views of the 
first floor windows above. As a consequence the porch dominates the 
principal elevation of the building and is therefore not considered to be well 
related to its site and surroundings in terms of height, form, materials and 
scale. The painted timber cladding adds another material and finish to the 
already cluttered appearance of the site as a whole, which would be at 
odds with the built character of the surrounding village (see Figure 7 
below). 

 
Figure 6 New Porch 



 

 
Figure 7 view from Matlock Road 

7.24 In conclusion, it is considered that as a whole the cladding and timber 
structures including fencing fail to respond positively to local character and 
context to preserve and, where possible, enhance the quality and local 
identity of existing communities and their surroundings (SDC12) and they 
fail to respect the shape and form of the relevant settlement in order to 
maintain its distinctive character and enhance it where possible as 
required by ANP policy AP1, and as such causes an unacceptable visual 
intrusion in to the landscape (AP13). As a consequence, it is considered 
that together these features, not being informed by or sympathetic to the 
distinctive landscape area, cause significant harm to the character, quality, 
distinctiveness and sensitivity of the landscape setting and as such fail to 
meet the requirements of LP policy SDC3 and ANP policy AP13.   
 

Extension to the rear of the public house and rear of Smithy Barn and 
detached Hobby Workshop 

7.25 Single storey extensions are proposed to the Kelstedge Inn and Smithy 
barn in the area to the rear of both properties. These extensions will create 
a larger kitchen and new reception room area within the public house. 
These additions are set below the level of the surrounding land and as 
such the buildings will be below ground level. The applicant has proposed 
two roof top terraces one which will serve Smithy Barn and the other on 
top of the workshop bounding Matlock Road which will also serve as 
amenity space for Smithy Barn. It is considered that due to their location 
below ground these extensions will not have a harmful impact on the 
character of the building and the area. It is also considered that the use of 
the rooftops as terraces will not have a harmful impact on the character of 
the area. 

 
7.26 Notwithstanding the comments regarding the close boarded fence as 

outlined above, it is considered that suitable mitigating fencing could be 
conditioned to ensure that this area is well screened from public view and 



that the use of the roof tops as terraces will not impact the privacy and 
amenity of surrounding neighbours. 

 
Kitchen Extraction Flue 

7.27 An extraction flue is proposed to the side elevation towards the rear of the 
existing building. It is considered that if appropriately designed and 
finished in a recessive colour this will be acceptable and that details for the 
flue could be agreed by condition if necessary. 

  
Highways 

7.28 LP Policy SDC12 (e) and (k) only permits development which protects the 
amenity of existing occupiers and makes provision for vehicle and cycle 
parking.  In this case the new reception room will add approximately 
50sqm of indoor public area to the existing public house. Derbyshire 
County council Highways parking standards require 1 customer parking 
space per 4sqm of public area plus one staff car space per 10 tables. By 
this measure, the increase in indoor public area alone requires 12 
additional parking spaces to be provided on site.  Added to this, the 
construction of the timber pergolas on the carpark to the front of the 
building has resulted in a further increase in the seating area, but also 
results in the loss of 3 existing parking spaces.  
 

7.29 Whilst this may have been acceptable during Covid19 restrictions when 
people were encouraged to travel locally with the removal of these 
restrictions the parking pressures on site has had the effect of increasing 
on road parking both on The Causeway to the south and the B6036 to the 
north and east, which is particularly evident at times when the pub is busy.  
It is considered that this additional on street parking is harmful to the 
amenity of local residents and as such fails to meet the requirements of LP 
policy SDC12. 
 

7.30 The Highway Authority have noted that the provision of extra parking has 
not been included in the application however they are of the view that the 
under provision of off-street parking would not have a detrimental impact 
on highway safety. They have recommended that should permission be 
granted a Travel Plan should be drawn up to promote sustainable travel to 
and from the pub.  

 

Mitigating circumstances 
7.31 Neighbourhood, Local and National planning policies aim to support 

businesses and encourage, investment and through appropriate 
expansion. The Kelstedge Inn is considered an important community 
facility in the Ashover Neighbourhood Plan and it is acknowledged that 
there is a lot of local support for the proposed works and the business. 
 

7.32 In this case, the submitted planning statement has indicated that the works 
to introduce covered outside seating areas were prompted by Covid19 
restrictions. No evidence has been put forward to suggest that the loss of 
these features, now that there are no rules restricting gatherings inside, 



would cause such damage to the viability of the business that it would be 
likely to close.  
  

7.33 There are no objections to the expansion of the inside space with the new 
kitchen and reception room and indeed the removal of the outside seating 
areas would return the parking spaces required to serve the inside seating. 
 

7.34 It is therefore considered that there is no evidence to outweigh the harm 
caused to the character building, the character of the settlement of 
Kelstedge and the wider landscape harm of the timber structures, new 
porch and cladding. 

 
Environmental Health 

7.35 The Environmental Health officer has no objections to the development but 
has requested conditions to prevent nuisance to local residents while work 
is being carried out.   
 

7.36 Potential noise and lighting from the outside seating is regulated by 
Environmental Health Legislation. If permission is be granted, an 
informative should be included to remind the applicant that noise and 
lighting should not have a harmful impact on the amenity of neighbours. 

 
Flood Risk 

7.37 The site is located within flood zone 1 and is therefore not considered at 
risk from or a risk to flooding.  

  
8.0 Summary and Conclusion  

 
8.1 Local and National Planning policy supports development proposals within 

settlement development limits which are appropriate in scale and design to 
the character and function of the settlement. Local and national planning 
policy also places great weight on the importance of good design to 
sustainable development. 
 

8.2 In this case whilst extensions to the rear of the building are considered 
acceptable the changes carried out and proposed to the external 
appearance of the building (cladding and porch), fencing and timber 
structures to the side and front of the building and in the car park are 
considered to be out of character with the simple nature of the building and 
not well related to the site and its surroundings.   
 

8.3 The cumulative effect of the cladding, porch and timber structures 
constructed of a variety of materials with differencing finishes creates a 
cluttered appearance which is out of keeping with the character of the area 
and due to its prominent location on the main Matlock to Chesterfield Road 
the cumulative impact harms the character of the valued landscape in 
which its sited. 
 



8.4 The loss of parking spaces and increase in parking requirements resulting 
from extra internal and external space has a harmful impact on the amenity 
of neighbours by forcing parking onto the highway. 
 

8.5 Whist it accepted that during the Covid19 Pandemic it was reasonable to 
allow the temporary timber structures to provide outside seating during 
gathering restrictions, this requirement is no longer necessary and there is 
no evidence that the loss of the timber structures would have such great 
impact on the business as to result in its loss. As such, it is considered that 
there are no mitigating circumstances against the harm caused by the 
development.  
 

8.6 As a consequence of the above, it is recommended that the proposal be 
refused. 
 

9.0 Recommendation 
 

9.1 REFUSE for the following reason: 
 

9.2 As a whole the cladding and timber structures including fencing fail to 
respond positively to local character and context to preserve the quality 
and local identity of Kelstedge and they fail to respect the shape and form 
of the settlement in order to maintain or enhance its distinctive character. 
As a consequence it is considered that together these features, not being 
informed by or sympathetic to the distinctive landscape area cause 
significant harm to the character, quality, distinctiveness or sensitivity of the 
landscape. The loss of parking spaces and increase in parking 
requirements resulting from extra internal and external space has a harmful 
impact on the amenity of neighbours by pushing parking onto the highway. 
As a consequence the proposed development fails to meet the 
requirements of North East Derbyshire Local Plan Policies SS7, SDC3 and 
SDC12; and Ashover Neighbourhood Plan Policies AP1, AP11 and AP13. 
  

 


