7. LANDSCAPE SETTING AND GREEN
SPACES

Protected Trees
The Conservation Area designation provides all
trees with a stem girth of 75 mm and above
measured 1 metre above ground level with a
measure of protection. No felling, lopping or
topping of these trees is permitted without
providing six weeks notice to the Council. In
addition Tree Preservation Orders (T.P.O.s) have
been placed on a number of individual and groups
of trees within the Conservation Area These are
concentrated in the north western corner and
include fine examples of mature ash (Fraxinus
excelsior),
horse
chestnut
(Aesculus
hippocastanum)
and
sycamore
(Acer
pseudoplatanus).
Works to trees covered by
T.P.O.s can only be undertaken with the written
consent of the Council except where they are
deemed to be dead, dying or dangerous. It may be a
requirement to replace any protected tree that is
felled with a tree of appropriate species and size.

Preamble
The natural and man-made landscapes that provide
the setting for buildings are important elements
affecting any Conservation Area
This section is based upon an examination of the
planning and historical context, along with a visual
assessment in relation to landscape elements, being
particularly concerned with the components that
most influence the character and quality of the
environment.
Planning Context
Both the settlements of Carsington and Hopton are
huddled at the foot of land that rises steeply to the
north, while to the south they overlook the gentler
slopes of what was, the valley of the Scow and
Henmore Brooks and is now Carsington reservoir
(Carsington Water – opened 1992)

Protection of Important Open Spaces
The Council recognises that within every settlement
there are open spaces that are important to their
character and appearance and that development on
these areas would be harmful. As a consequence
they are given special protection within the local
plan.
There is one site within the Conservation Area
specifically designated as an Important Open Space
(in the Derbyshire Dales Adopted Local Plan) at the
village green. There are other areas of important
open space that are not statutorily recognised, but
which are discussed in more detail in this Appraisal.

Planning Designations (see Figure 9)
Regionally
Important
Geological
Geomorphological Sites (R.I.G.S.)

and

R.I.G.S. is a non-statutory designation afforded to
sites of significant geological and geomorphological
value. The R.I.G.S. register is maintained by the
Derbyshire R.I.G.S. steering group. R.I.G.S. are
protected within the land-use policies of statutory
Local Plans.

The Village Green
Landscape Character

There are two sites within the Conservation Area at
• Yokecliffe – Hopton RIGS
•

Most of the Conservation Area is split between the
Limestone Slopes landscape type of the White Peak
landscape character area which occupies areas to the
north and the Settled Farmlands landscape type of
the Derbyshire Peak Fringe and Lower Derwent
landscape character type to the south.

Hopton Almhouse and Twigs RIGS
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Landscape Character Map

from the soils - tends to neutralise the alkaline
influence of the bedrock and much of the area is
farmed to provide improved pasture for the rearing
of livestock. As a consequence, ecological value has
diminished being confined largely to remnant
habitats associated with hill crests and where
exposed rock is prevalent.
Also, where the
exploitation of vein minerals – particularly lead –
has created peculiar conditions, a more diverse
ecology can develop.
A long association with the lead mining industry has
created a landscape which is, in places, extensively
pock marked with humps and hollows produced as
a result of the excavation and deposition of
material.

Approx. Extent of
Conservation Area

White Peak

Medium to large sized, regular shaped fields,
bounded by dry-stone walls, attest to the relatively
late enclosure of much of this landscape from the
“waste” or common. Carsington Pasture, which
extends broadly to the north west, is particularly
distinctive in its openness and lack of enclosure.

Limestone Slopes
Derbyshire Peak Fringe and Lower Derwent

This field pattern contrasts sharply with that to be
found at the foot of the slope to the south, where a
tighter patchwork of small to medium sized,
irregular shaped fields bounded with hedgerows is
characteristic.

Settled Farmlands
The underlying geology creates a steeply sloping
fringe to the limestone plateau and the landscape
reflects the transition from the upland limestone in
the north to the softer Mesozoic rocks further
south. Though the transition is usually a gradual
one, beneath the northern slope that rises high
above the settlements, it is distinctly and quite
dramatically marked.

The area is sparsely wooded and the overall
impression is of an open landscape with expansive
views. Plantations and shelter blocks, associated
with the development of the Hopton Hall Estate
from the 19th century onwards, are characteristic in
the area. These are mainly composed of non-native
species such as sycamore and beech.
Along the northern side of Carsington and Hopton
the boundary between landscape types is marked by
the steeply sloping edge to the limestone plateau.
Here the soils, which are spread thinly over the
steeper slopes, are fine, loamy brown earths on free
draining bedrock. Though, in general, pasture
remains dominant, broad bands of woodland have
become established on the steeper ground where
livestock farming is impracticable. This woodland
is a distinctive feature of the Conservation Area.

The northern slope.

To the south the landform is gently undulating to
rolling. Over the limestone the soils are shallow free
draining loams which become more calcareous
where the soils are thinnest or where the slopes are
steep. Pasture predominates with stock rearing and
dairying on improved pasture and grass leys.
Higher intensity farming on improved grasslands
creates an agricultural landscape of little ecological
interest.
However, the many well-managed

To the north, in the highest areas above the
Conservation Area, the Carboniferous limestone
has created a broad upland plateau with numerous
minor hill summits and outcrops of exposed rock.
The limestone is overlain by Aeolian drift and well
drained silty brown earths. The depth of this cover
combined with the high rainfall - which leaches lime
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hedgerows, which enclose the predominantly small
to medium sized semi-regular to irregular shaped
fields, provide valuable terrestrial corridors for
wildlife while hedgerow trees such as ash, oak
(Quercus spp) and sycamore have ecological
importance. Dense, yet scattered hedgerow and
watercourse trees give the impression of a wellvegetated landscape and the views are ‘filtered’
through that landscape.

Vegetation
The overriding impression of the Conservation
Area is that it exists within a woodland setting.
Belts and lines of trees extend across the slopes to
the north while woodland plantations established as
part of the Carsington Water development enclose
the Conservation Area on its southern boundary.
Trees also extend into the Conservation Area
surrounding the Hopton Hall estate (most notably
within the grounds to the west of the Hall and
alongside Ryder Point Road). These features
effectively divide the Conservation Area into three
areas centred on Carsington in the west, Hopton in
the east and Hopton Hall in the centre. The
impression is enhanced by the many mature tree
specimens growing within the larger garden plots on
the southern side of the road and in St Margaret’s
churchyard.

Densely scattered hedgerow and watercourse trees.
To the west of Carsington, there is widespread
evidence of mediaeval ridge and furrow, from the
former open field system. Field boundary
hedgerows are composed mainly of hawthorn,
though more historic boundary hedges and those
alongside country lanes contain more varied species,
including hazel and holly.
In addition to its underlying landscape and land use
the character of the Conservation Area and its
setting is considerably influenced by the Hopton
Hall estate and Carsington Water.
Topography
The topography associated with the Conservation
Area, whilst not complex, is fairly dramatic in
nature. The village of Carsington and Hopton
nestles at the foot of the steep slope that marks the
edge of the high limestone plateau. This steep slope
is a pervading feature of the Conservation Area
which is breached only once by a dry valley through
which runs Ryder Point Road. On the southern
side, a domed landform creates the other side of the
valley, which shelters and contains the settlements.

Belts of trees across the slopes.
The extreme western end is more open in character
but even here thickly scattered trees associated with
field boundary hedgerows are prominent.
Private gardens make a positive contribution to the
character of the Conservation Area. Many of the
larger dwellings on the southern side are located at a
distance back from the road and domestic tree,
shrub and herbaceous planting are therefore always
prominent within the streetscene.
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Some of the very best specimen trees can be found
here. On the northern side, space is at more of a
premium but well maintained gardens rising up the
slope can frequently be glimpsed through gateways
and behind roadside walls and hedges.

Landscape Setting
The Conservation Area is aligned along an east/
west axis, that connects Carsington with Hopton
Hall and Hopton village. The main landscape
features are:
The Northern Slopes
The high, steep and predominantly wooded slope
that runs the length of the Conservation Area on its
northern side is a striking feature.

Roadside shrub and herbaceous planting.
Views
Views within the Conservation tend to be
constrained and channelled by the nature of the
topography. The steep northern slopes obscure all
medium to long views in this direction. This is
similarly true, to a lesser degree, in views to the
south where a combination of landform and
woodland planting acts as an effective screen. Long
views, therefore, tend to be focussed on higher
wooded hillsides to the east above the reservoir and
west to Carsington Pasture. In the distance, high
ground provides a further backdrop to open views
to the south but this enhances the feeling of
enclosure.

From vantage points, it appears to ‘loom’ above the
dwellings which are confined to the narrow strip of
land between the foot of the slope and the road.

It is from high ground above the Conservation Area
to the north where the best views can be obtained.
From here some magnificent panoramas are evident
across the villages to the expanse of the reservoir,
and the rolling countryside to the south and
beyond.

Woodland of ash and sycamore

‘Views’ are considered in more detail in 8. Spatial Analysis
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Woodland is mainly composed of ash and sycamore
with occasional horse chestnut and larch (Larix
decidua).
Carsington Pasture.
Carsington Hill and Carsington Pasture beyond, is
the highest ground level above the Conservation
Area to the north-west. Carsington Hill is
prominent in all views within this part of
Carsington. It is characterised by its open nature –
it has never been enclosed – evident in the quantity
of former lead mining sites that ‘pock-mark’ the
surface, and the frequency with which the limestone
bed rock outcrops at the surface on the steeper
slopes. The area actually extends into the western
end of Carsington Wood which appears to have
become established on the steeper slopes since
mining activity ceased. Most of Carsington Pasture
is now used for stock grazing.

Open nature of the meadows.
Notable features within the meadows include: a
lone giant sequoia or Wellingtonia (Sequoiadendron
giganteum) in an exposed location within the lower
third of the western meadow, and the remains of an
icehouse with an associated stand of fine sycamore
trees. This area effectively divides the two
settlements.
Hopton Hall
The private gardens associated with Hopton Hall
are diversely laid out within extensive grounds and
are a major component of the Conservation Area.
Alongside Main Street is the red brick ‘crinklecrankle’ wall which extends along much of the
northern extent of the gardens and is one of the
most distinctive features of the Conservation Area.

Southern Topography
The gently domed nature of the landform that lies
between Carsington, Hopton Hall, much of Hopton
and the B5035, enhances the ‘corridor’ effect
created by the northern slopes. The settlement is
effectively squeezed into the resulting valley
formation and, as a consequence, the villages are
well contained, discreet and generally screened from
surrounding views.
An embanked brick boundary wall continues to the
west of the enclosed formal gardens. The
embankment behind the wall is planted with fine
mature specimens of beech (Fagus sylvatica), yew
(Taxus baccata), holly (Ilex aquifolium), sycamore
and laurel (Prunus laurocerasus) which are highly
prominent within the streetscene.

Hopton Meadows
The open nature of the meadows that lie to the
north of the road opposite Hopton Hall (part of the
Hopton Hall estate) are in stark contrast to the state
of enclosure that generally characterises Carsington
and Hopton. From the wooded ridgeline the
western meadow sweeps down to Main Street in the
south. The eastern meadow forms part of the dry
valley through which Ryder Point Road is located.

The entrance to the Hall is marked by a formal
gateway with mature sycamore. Horse chestnut and
beech trees line the drive and beyond these lie open
lawns. Much of the area to either side of the main
building is occupied by open woodland gardens of
silver birch (Betula pendula), oak, sweet chestnut
(Castanea sativ), beech, yew, holly and a variety of
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coniferous trees. The trees are thinly underplanted
with rhododendron, laurel and a variety of
ornamental species. One of the highlights of the
year occurs in late winter when the ground is
covered with a mixture of snowdrops, aconites and
hellebores.

Avenue of birch, Hopton Hall Estate.
South of the main house the boundary of a level
lawned area appears to be marked by a ha-ha ditch
structure beyond which extensive grassland extends.
Maturing woodland plantations enclose the
southern edge of the grounds (see photo below).
New Woodland Belts
Belts of new woodland, planted as part of the
development of Carsington Water, extend laterally
between the southern boundary of the
Conservation Area and the B5035. The trees are
maturing quickly and are already enclosing and
screening Carsington and Hopton. Though most of
the woodland exists outside the Conservation Area
it will increasingly have a visual impact upon it and
it is becoming an important feature within the local
landscape.

Further to the east, the ‘crinkle-crankle’ wall
encloses an impressive formal rose garden on its
northern side. To the south, a croquet lawn is
bounded by rose beds, statuary and hedged
walkways.

Formal gardens Hopton Hall.
Beyond this, a series of enclosed lawned areas with
a variety of ornamental shrubs, trees, hedging plants
and architectural features develops into an open
expanse of parkland with a small lake. Further
south, rising ground, which extends beyond the
Conservation Area boundary, has been recently and
extensively planted with trees, the main feature
being a formal avenue of Himalayan birch (Betula
jacquemontii) which extends towards the ridgeline.

Ryder Point Road
Ryder Point Road, climbs on a south/ north axis
through a dry, steep sided valley that represents the
only major breach in the northern hillside. The
valley is characterised by rocky outcrops and thickly
wooded slopes that create a ‘tunnel’ effect which is
most apparent when approaching the Conservation
Area from the north. The woodland is mainly
composed of sycamore with some larch.
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boundary wall, the churchyard is characterised by a
half avenue of cherry trees (Prunus spp.) which is a
striking and attractive feature in the streetscene.

Carsington Centre/ Village Green
This area is centred on the village Cross and the
junction of Main Street, with School Lane to the
west of the Miners Arms Public House. It has an
‘open’ character with wide grass road verges and
open space. When viewed from the west the
impression is of a sparsely developed village, most
of the dwellings being either wholly or partially
obscured by trees and other vegetation. The main
feature of the “village green” is the remains of a
preaching cross. Other elements include the parish
map and seating (of differing designs). A specimen
silver birch is the most prominent tree within the
space. Other trees include oak, field maple (Acer
campestre) and horse chestnut on the northern side
close to the boundary wall.

Boundary wall to Church and associated planting.
The avenue is enhanced by the mature ivy (Hedera
helix) which ‘scrambles’ the wall. Large yew trees
frame the entrance to the church which is seen
against a backdrop of woodland on rising ground to
the north. The rear of the churchyard, which
contains mature specimens of sycamore, spruce
(Picea spp.), yew and some cherry, is enclosed by
the woodland and the hillside.
Ivy covered
memorials are a distinctive feature.

Mature tree specimens at the rear of the Church.
Village Green and Cross

Carsington Water
Carsington Water was constructed between 1982
and 1992 along the line of the Scow Brook in the
upper Henmore Valley. The reservoir flooded all
the land between Stainsborough Hall and
Hognaston, to the south of Carsington and Hopton.
A new road bypassing the villages was constructed
at the same time and many thousands of trees,
shrubs and hedging plants were planted as part of
the works. The character of the valley was
profoundly altered.

Immediately to the east is an additional area of open
space which is enclosed and shaded with a number
of silver birch and cherry trees. It is separated from
the pub car park by a beech hedge.
Much of the street furniture associated with the
space is of poor quality and detracts from the
generally attractive character.
St Margaret’s Churchyard
The church occupies a central location in
Carsington on the northern side of Main Street
close to the village green. Beyond the stone
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Though the reservoir is largely screened in views
from most parts of the Conservation Area, glimpses
can be obtained from a number of viewpoints,
particularly at the western end of Hopton and on
the western approaches to the Conservation Area in
Carsington. From public footpaths above the
northern slopes, the reservoir dominates the view.
Field and Highway Boundary Hedgerows
Field boundary and roadside hedgerows create the
characteristic patchwork of fields that can be found
on the lower ground at the western edge of
Carsington and line the narrow lanes in and around
the village.

The hedgerows are composed of a diverse range of
native tree and shrub species such as hawthorn
(Crataegus monogyna), hazel (Corylus avellana),
blackthorn (Prunus spinosa), dogwood (Cornus
sanguinea), elder (Sambucus nigra), sycamore, ash
and elm (Ulmus spp.). Larger growing tree species
such as ash and oak have been allowed to develop
to maturity within the hedges and this creates the
impression of a landscape with extensive tree cover,
even though much of it is farmed as grazing land.
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8.

SPATIAL ANALYSIS

village green, which has been created in recent
years. It is a small triangular space, left over from
the “Croft” to the south of Garden House, and is
rural in character. The village cross, a medieval
preaching cross with round shaft and base, has
been relocated here. It was formerly in the Hall
grounds, probably sited on the original village
green. A “Stone” is marked on the first edition OS
map of 1880.

This part of the appraisal comprises a spatial
analysis of the whole conservation area, the
character and interrelationship of spaces, key views,
vistas and landmarks (see Figure 10).
The character and interrelationship of spaces
within the area
The southern approaches into the conservation
area are rural in character, following winding routes
between broad hedgerows and occasional, dense
tree cover.
By contrast, the pedestrian routes and footpaths
from the north and west, from the limestone
plateau, offer a very different view of the
conservation area; a bleak and windswept landscape
overlooks the sheltered settlement below. From
these approaches there are panoramic views to
distant horizons and the whole stretch of
Carsington Water is laid out below.

The present village green at Carsington

Throughout the conservation area, trees and open
spaces have a large presence in the conservation
area and make a strong contribution to the rural
character of both settlements.
Trees and plantations located on the rising land, to
the north of both Hopton and Carsington,
contribute to the visual containment of views
within each settlement.
Carsington Water seen from The Town, Carsington
Development north of Carsington and Hopton has
been constrained by the steep changes in landform
and the estate land ownership pattern. The status
of Hopton Hall changed over the centuries so that
by the end of the 19th century its wider landscaped
setting had become quite a significant part of the
estate, which curtailed any development in the
extended parkland to either the north or south of
the Hall. Estate ownership also helped to preserve
the small and subservient character of Hopton.

Doglow Wood & Dene Plantation contain the views to the
north, emphasising the bowl-shaped valley

The vast open space of Carsington Pasture to the
north and the great mound of Carsington Hill with
its hillocks and stark, grazed character are both on
the periphery of the conservation area, but
nevertheless affect its character and landscape
setting.

Some of the largest open spaces within the
conservation area are enclosed and framed by trees
on the periphery. The former parkland to the
north of Hopton Hall and to its east the former
Common Pastures to the west of Ryder Point Road

There is only one public open space - the present
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is the largest space. The massive undulations of the
landform, where the valley and its steep sides meet,
are accentuated by the manmade embankments
which help to retain Ryder Point Road (Stone
Dene), erosion & natural slippage of the soils on
the steeper inclines, and the form of an old track
and a separate old sunken lane, a route to the leadmines on Carsington Pasture, which runs northsouth alongside a drystone wall.

within Carsington, many of the houses are
set within deep front gardens, unusually
spacious settings for the historic buildings

•

pockets of uncultivated land, lined with
drystone walls, form a large part of the core
of Carsington

•

trees within front gardens line many views in
Carsington

•

In the higher areas of Carsington (the old
Lees Lane, Jug Lane & Cross Lane) sections
of hedgerow line the road. At The Town
scanty lengths of hedgerow supplement the
drystone walls

As one approaches Carsington, there are glimpses
of buildings on the higher section of the village, at
The Town.
From Callow, to the south-east of Hopton, there is
a long view towards Carsington & Hopton from
Stainsbro’ Lane, which descends the hill above
Hasker Farm & Hall Wood. From this hillside and
the road, panoramic views extend as far as
Carsington Hill and there is the occasional glimpse
of Harborough Rocks on the far horizon. From
this location most of the village of Hopton can be
clearly seen, the only place where it can be seen all
at once. The upper part of Carsington is also visible
from this location, but this view of Carsington is
dominated by the rising land of Carsington Pasture
to the west of the village, which rises above the
village.

The rural character of the conservation area is also
derived from a number of smaller elements, which
cumulatively make a large impact;

•

•

The principal long distance view of Carsington &
Hopton is from the south-west, for a few
kilometres along the B5035. Most of the
conservation area is hidden by the rising land, the
slight depression in which Main Street lies, and the
dense tree cover to the south of Carsington, but the
rocky form of Carsington Hill to the immediate
north of the village of Carsington is a prominent
natural landmark. Hopton is completely hidden
from view from this direction, masked by the belt
of trees lining the B5035.

Within Carsington there are some large open spaces
between the buildings, on the south side of the
streets. Most of these spaces were the site of
former dwellings and they are now managed as
meadows. The long grass disguises their historic
origins for a large part of the year. The original
plots extended far beyond the immediate frontage
to include a yard at the back of the house, where
livestock would have been kept. Some of these
fields rise up above the immediate street and wrap
over the small ridge, where the land falls away to
the south. This means that they are not seen all at
once. In places, these meadows are a foil to the
dense development opposite.

The buildings are often dispersed,
particularly in Hopton - a combination of
small paddocks and gardens, separated by
drystone walls, break up the views

Road junctions are softened by a central
grass triangle or by broad verges

Key views and vistas

The creation of the by-pass and recent, dense treeplanting by Severn Trent Water, to its north, have
also created an enclosed space to the south of
Hopton Hall and contributed to the sense of
separateness of each village. Hopton Hall is no
longer evident in long views from the south and is
no longer a major landmark. Its southerly aspect,
with views across the immediate parkland to the
south, is nevertheless important as part of its
historic setting.

•

•

Hopton village, Doglow Wood, Carsington Wood &
Carsington Hill , with land rising to Carsington Pasture, all
visible from Stainsbro’ Lane

Narrow grass verges are commonplace
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There are panoramic views over Carsington from
Carsington Hill, descending the footpath. The
most dominant feature is Carsington Water, which
shimmers below, but within the village the bluegrey rooftops and evergreen trees within the
settlement laid out below are striking. There are no
landmark buildings but this aspect provides the
clearest views of The Rectory & Thornhill House
on the ridge above the village.

Hopton - the grass verges and gently curving road alignment
help to reinforce the rural character of the village

Area 1
In Carsington the houses are generally set back
from the road within spacious gardens or grounds
and the character is loose-knit. Views are
dominated by the backdrop of trees, front gardens,
small crofts & drystone boundary walls. On
occasion, former farm buildings butt up to and line
the edge of the road and the views are channelled
and more confined, in particular alongside The
Miners Arms and The Glebe House and along the
length of Mining Lane.
From the road junction where the main street takes
a sharp turn south along Lees Lane, there is a long
view looking downhill in the direction of the village
school. This original alignment of the old main
street is one of the longest views along the streets,
softened by trees within gardens, arching over the
road, forming a tunnelled vista. Temperance Gell
C of E Aided Primary School is a focal point in
this view.
View from Carsington Hill over the rooftops along Mining
Lane & down to Lees Lane

As with most medieval, rural settlements, the plan
form does not provide a rigid structure of perfectly
straight streets but rather incorporates gentle curves
& changes in the road alignment, flowing over the
contours. The gently curving road alignment and
the undulating landform give rise to a series of
picturesque, short-range views as the villages
unfold.
View towards the Temperance Gell Primary School

Grass verges, which meet the road without kerbs,
help to reinforce the rural character of the
conservation area, although there are places where
this has been diluted through the recent
introduction of long lengths of concrete kerbs (see
Negative Factors).

Within Carsington, the reservoir is a major feature
of the views where the land rises and takes in a
wide panorama over the treetops. This is the case
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along the upper, western section of The Town and
from Mining Lane.

to the fields to the north of Hopton Hall, which
were once the village Common Pastures and part of
the 19th century parkland for Hopton Hall. Views
are curtailed by the belt of trees running along the
ridge at Doglow Wood and Dean Plantation.

From certain vantage points along Cross Lane, Jug
Lane & Lees Lane there are long views looking
north across the village to Carsington Hill. The
rugged and stark outline of the hill, without tree
cover, is a marked contrast with the lush, dark
green vegetation of Carsington Wood. Both are
significant landmarks and form a dramatic
backdrop to views within the village. The contrast
between the pale limestone & gritstone & the dense
vegetation is one of the most memorable
characteristics of the village. The Miners Arms is
a particularly prominent landmark in these views
across the village, although its historic visual
prominence is lessened because of competition
with the modern block of cottages behind, at 1-4
Woodside.

Long view past the crinkle-crankle walls and the landmark
garden tower at Hopton Hall

There are important private views from Hopton
Hall and from its gardens towards & over the
landscaped parkland to its south.
Area 3
The road rises from the junction with Ryder Point
Road as it enters the village of Hopton and the
ground levels off as it reaches a plateau adjacent to
Hopton Manor before falling away again as it winds
its way through the rest of the village.

View in Carsington looking towards Carsington Hill
(above) & view of The Miners Arms (below)

Within Hopton, buildings that butt up to the road,
predominantly those with gable frontages, provide
points of interest and punctuate the views along the
winding road network.

Area 2
The straightest section of road, which creates a
long vista, is the stretch created in the early 19th
century between the Miners Arms and the crinklecrankle walls at Hopton Hall. This view is one of
the most memorable within the conservation area the walled garden and tower is a major landmark.

View in Hopton - the central gable wall of The Almshouses
punctuates the view
Along the length of the main street, there are
occasional glimpses between the buildings, over the
drystone walls that line the road and over the

Within the conservation area, there are long views
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paddocks & gardens towards the hill above Hall
Wood, to the south-west of Hopton, which rises to
281 metres. This is a major landmark seen from
Hopton. Within Hopton there are also occasional
views out of the conservation area across to
Carsington Water.
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9.

CHARACTER AREAS

Preamble
This section of the appraisal looks primarily at the
relationships between the structures and the spaces,
their historic and current relationships, identifying
the main factors that characterise the area.
The character of the conservation area divides into
three areas that have a distinct character; the two
separate villages of Carsington & Hopton and
Hopton Hall and its landscaped grounds, gardens
and parkland setting.
Figure 10 (Spatial Analysis) is annotated with a
series of symbols that represent the main
distinguishing elements of the townscape. These
symbols include landmarks and prominent
buildings, the most important and defining views
and important open spaces. The principal landmark
buildings or focal points are identified in bold type
in the text.
The omission of any particular building, feature,
view or space within this appraisal should not be
taken to imply that it is of no interest.

View of The Miners Arms from Jug Lane (above)
& glimpsed view of the village school (below)

Area 1 - The village of Carsington
The character of the village has changed over
several hundred years so that it no longer has a
central focal point or meeting place. The main road
(the 19th century road) that runs through
Carsington is much wider than the other streets and
from the corner of Swiers Farm, where it diverts
from the original village street, the road follows a
long, straight alignment. As a result of its width, it
seems to dominate the village. It widens out
further, alongside the Miners Arms, where the
space has been adopted as a roadside parking area,
a stopping point and a location for the village
phone box and postbox. The row of cottages
opposite, Nos. 1-4 Woodside, are a relatively
prominent modern block of development, which
contrast with the form & scale of building
elsewhere. Despite the broken roofline, the “Davey
block” walls and overall massing contribute to their
visual prominence.

Street) leads in a gradual slope downhill. It is
characterised by its narrowness with small trees
lining the route and arching over the road,
following the original alignment of the shallow
valley. The school is a focal point at the end of the
vista. Between this route and the upper road, Main
Street, are pockets of uncultivated land, small
compartments lined by rubble limestone boundary
walls and separated by a narrow lane and a public
footpath, the old routes separating the crofts. This
undeveloped central core of the village, remnants
of crofts or gardens, is one of its most unusual &
distinctive characteristics. The village green, at the
junction of the two streets, is largely a grassy area
dominated by the medieval preaching cross, with a

From this street, the Miners Arms is one of three
parallel buildings that back onto the street and its
landmark character is not immediately obvious.
There are intriguing glimpses of the village school
through the gardens of the modern houses.
The original village street (historically called Town
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limestone wall lining Main Street. It has a few
remnants of drystone wall on the southern corner,
retained to suggest the original boundary alignment.
Although it is an attractive space, the simple
landscaping has not changed its original identity as
part of a croft and it is not immediately apparent as
a central village green & meeting place.
Further along this old village street, detached
modern houses are set back from the road and built
from sympathetic materials; they have little
presence and make a neutral contribution. The
Miners Arms and its large car park have a
dominant presence, elevated above the road. The
old Parsonage (Glebe House), set back from the
road within a mature garden and its old ancillary
buildings (Greenacre Barn), which front the road,
make a quiet but significant contribution to the
village.

The Rectory, Carsington
building the two larger houses, Thornhill House &
The Rectory, slightly detached from the rest of the
village. Their gardens still contain a mixture of
mature deciduous and coniferous trees, which lend
a 19th century estate character. The cluster of trees
emphasise the ridge and the sense that the village is
contained & sheltered by the surrounding trees.

St. Margaret’s Church is set back some distance
from Main Street and is partly hidden by large yew
trees within the churchyard. It was re-edified in
1648, which means that it was largely rebuilt at this
time. The patchwork of dolomitic limestone and
sandstone indicates mainly 17th century and
possibly some medieval masonry. Considering the
small size of the church, it has a very extensive
churchyard, which wraps around the back of
Garden House and extends up the hillside so that it
appears to knit into the woodland. Garden House
was an estate cottage, squeezed into its plot and set
behind a wall and dense hedge. Perhaps because of
its lack of frontage presence, it was given a
patterned tiled roof with distinctive bands of
beaver-tail tiles, to enhance its picturesque qualities.

Cross Lane, lined mainly with hedges, marks a
distinct change in rural character. To its north, the
lanes & fields are mainly lined with drystone walls
and to its south, the fields are edged by hedges.

Near the junction of Mining Lane, The Town and
Main Street the village is dominated by a sequence
of tall, historic houses which share a similar
relationship with the street; they all face & overlook
the street with long elevations and they are set back
from the road frontage. They are separated in age
by about 50 years but they represent the
farmhouses of people with independent means;
Town End Cottage (mid 17th century), Swiers Farm
(early 18th century) and Kingsford Farm (late 18th
century).

View across Carsington from Cross Lane

The village of Carsington is largely self-contained
and inward looking. However, Thornhill House,
The Rectory and Wash Farm, which are all located
on the perimeter of the village, are all south-facing
and outward looking. Located on the brow of the
hill, reached from Cross Lane, they overlook the
valleys to both the north and the south. This
advantageous “aspect” and the opportunity to
create large gardens were the main reasons for

Carsington Wood, which lies to the north of Main
Street, contains numerous massive rock outcrops,
very well disguised with ivy and undergrowth. The
route of an old packhorse route is barely visible as
an earthwork rising obliquely up the slope. Further
up the wooded hillside, the deciduous trees have
been supplemented with holly, laurel and pine,
which add a dark & lush quality.
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Town and beyond to the former open fields, where
ridge & furrow earthworks are still prominent. The
roofs of the cottages along the east side of Mining
Lane are particularly prominent as they were built
in four tiers (now three), following the contours.
The blue-grey roofscape of the rest of the village is
also prominent.
Descending the hill, the footpath threads through a
tunnel formed by clipped cotoneaster. Beyond this
point, the two sides of the track are very different,
the route to the west lined with cottages,
outhouses, interesting old allotments & walls, all
small in scale and many tumble-down. The
buildings lining the route channel the views and
create a strong sense of enclosure and memorable
picturesque views. The character seems untouched
by modern times. The east side of the lane has been
altered with the creation of a few hardstandings for
off-street parking and the demolition of some
buildings but it retains its dense character, lined
with plain gables and cluttered with outbuildings.

Limestone rock outcrops on Carsington Hill (left)
& view looking south down Mining Lane (right)
Mining Lane is a steep, narrow track, which leads
to a footpath and steps that eventually emerge at
the top of the village alongside the northern
perimeter of the settlement. From here, the
footpath crosses the open, bleak and windswept
slope of Carsington Hill, in a steep ascent,
characterised by exposed pale, lichen-covered
bedrock and grassy mounds of former lead spoil.
Looking down over the village, just beyond the
conservation area boundary, there are wide,
panoramic views to far off horizons several miles
away and across the whole sweep of Carsington
Water. There are views across to the top of The

The Town is the local name given to the lane that
rises from Main Street towards Carsington Pasture.
It has a much narrower configuration than Main
Street and as the road rises towards Carsington Hill,
it develops the character of an old sunken lane; the
route is winding and the drystone walls lining the
lane retain the ground at their rear, given the sense
of a hollowed out upland, rural route. The walls on
the south side of the lane are partly supplemented
with scanty hedges of native species. Former house
platforms in the fields to the south of the lane are
prominent during low winter light when the lumps
in the ground are most exaggerated.
The land on the south side of the lane rises to a
slight ridge, which continues through the village as
far as Wash Farm. This helps to contain the views
from the lane until it reaches its upper limits.

The track from Brassington where it meets The
Town

Tiers of parallel estate cottages with grey roofs &
rubble limestone walls at Mining Lane
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The footpath approach from Brassington to the
west follows the route of an old packhorse track.
The limestone outcrops at the foot of Carsington
Hill are a major feature of this approach to The
Town. The track emerges suddenly at The Town
where Park View and Town House frame the
entrance to the village. At the top of The Town
there are long views eastwards towards Hall Wood
and the hill at its summit and there are glimpses of
buildings in the lower part of Carsington. From
this location there are extensive views of
Carsington Water and The Rectory and Thornhill
House are prominent during the winter months,
when there are no leaves on the trees.

With the exception of the new entrance drives into
Kings Close and Mackney Croft House, the strong
pattern of enclosure formed by drystone retaining
walls running along the edge of the lane is largely
unbroken, except for occasional narrow entrances.
The historic buildings on the lane are grouped into
two clusters that are tightly packed, with some
buildings abutting each other; Byre House, 1-4
Sunnyside & Park View form one group and
Repton Cottage, Lane End Cottage and Town End
Cottage form the other group, with modern 20th
century development filling the gap between them.
Field House on the south side of the lane and its
old barn are all that remain of buildings which lined
the south side of the lane. The house is orientated
to face south, away from the street; its largely blank
north-facing wall has little visual impact in the
conservation area. The barn sits higher up on the
rising land and is prominent in views from Main
Street.
Summary

Above - view of The Town from the main street,
with backdrop of Carsington Hill. Below - view
looking downhill at The Town - a winding route
with steep banks. Hall Wood lies in the distance
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•

Medieval plan form with grid of streets and
footpaths

•

Dominated by the presence of Carsington
Hill, which provides elevated views and
forms a dramatic backdrop

•

A high shallow valley, under the lee of
Carsington Hill, with a gently undulating
topography

•

A few strategic, long roads with straight
alignments

•

Dominated by the wide 19th century Main
Street, with its drystone boundary walls &
oblique building alignments

•

Narrow lanes with narrow verges &
limestone walls supplemented with hedges

•

Unusual, small pockets of open space lined
with walls & separated by paths

•

A fine selection of historic buildings with
well-preserved 17th, 18th & 19th century
details

•

Open, loose-knit character of Main Street &
former Town Street, with front gardens
softening the views

•

Dense,

tightly-packed

development,

incorporating workers cottages, on Mining
Lane and The Town
•

A handful of local landmark buildings but
none that are visible from outside the
settlement

•

Wide variety of uses of gritstone and
limestone

Although it occupies a large footprint and the
grounds and former parkland take up a large part of
the conservation area, the main house has little
visual impact on the character of the two
settlements. The principal visual impact on the
conservation area is now from the crinkle-crankle
walls of the walled garden, which line a long
section of the main route through the two
settlements. These unusual walls avoid the need for
buttresses. The square, central, garden building is
particularly tall, reputedly the result of Gell having
told his workmen to keep building upwards until he
told them to stop; he left for London & returned to
find that he had acquired a tall, brick tower. With
its pyramidal graduated slate roof, it is a prominent
landmark and the fine 18th century brick walls are
one of only a few examples of brickwork in the
conservation area.

Area 2 – Hopton Hall and its landscaped park
and gardens
Hopton Hall is the largest building in the
conservation area. It has grown to its present size
over several hundred years, the most
comprehensive remodeling being during the 19th
century, when it almost doubled in size.
Whereas Hopton Hall was once a prominent
landmark in long views from the south, the house is
no longer visible from this direction. Following the
creation of the by-pass, the south front of the Hall
has been completely obscured by trees, planted in
order to screen the villages from the reservoir and
the road and to enhance wildlife habitats.

Crinkle-crankle walls of the walled garden at
Hopton Hall & mature trees beyond
The current entrance into Hopton Hall from the
main street, to the west of the walled garden, was
only introduced in the 19th century and the entrance
drive is framed by a pair of simple stone gateposts
with pyramidal cappings, quite plain considering the
historic status of the house. An older, heavily
eroded, and much more decorative Regency
gatepost with triangular pediments & classical
swags can still be seen attached to The Lodge. It is
one of a pair that once served the eastern entrance
drive to the house.

Glimpse of Hopton Hall from the main street

The two facades of the house are very different in
character. That to the north is three-storey, brick,
originally stuccoed, with Georgian proportions. It
has a pair of unusual stone towers, with pyramidal
roofs, built in an Arts-and-Crafts style. The southfacing elevation is largely two storeys, built in brick
and stone. The largest part of this elevation has a
giant segmental pediment and much larger
proportioned windows reflecting the larger “state”
rooms inside.

The whole stretch of road around the entrance to
Hopton Hall is lined on both sides quite
deliberately with coursed gritstone walls, with
rounded tooled copings, as distinct from the more
rural rubble limestone walls. This formal treatment
reinforces a deliberate link between the immediate
parkland landscape and the Hall.
To the west of the walled garden, the coursed,
stone walls lining the southern section of the road
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retain an embanked, turf mound, and there are
occasional glimpses of the Hall from the road,
though dense, mature trees and over the
embankment.
The Hall garden is separated from the former
working estate farm by a high, coursed gritstone
wall, which prevents any views through. The wall
curves along the entrance drive to Home Farm in a
gentle sweep, leading down to the farmstead. The
group of buildings is large in scale, befitting their
relationship with the Hall, but they are not
prominent within the conservation area.

The small landmark buildings of Bank House
(above) & Dene Cottage (below)

Radical changes to the road alignment, in particular
the changes around Ryder Point Road and the
lodge entrance to Hopton Hall, have created a
pivotal point in the conservation area, where there
is a marked distinction between areas. Here, the
north side of the road is edged by an outcrop of
agglomerate volcanic rock, which is isolated to this
one part of the conservation area.
On the north side of the road the land rises sharply
and the landform incorporates some massive
undulations. The views are contained by a belt of
trees, Doglow Wood, which extends to larger
wooded areas, Carsington Wood and Dean
Plantation. A solitary Wellingtonia stands in the
field. A handful of other parkland trees are visible
near Doglow Wood. The western boundary of the
field alongside Carsington Wood has an incomplete
row of approximately half a dozen large parkland
trees marking the parish boundary. By the side of
the road, the parish boundary is marked by an
engraved limestone post. From the main road,
Bank House with its white painted walls is a
prominent, eye-catching landmark in the winter,
but is less obvious when there is leaf cover.

To the east of this parkland the old Hopton Town
Common Pastures lie within a deep, sheltered
valley with a very distinctive landform, created by a
volcanic vent. The land appears to flow downhill
towards Dene Cottage, which appears to be set
within a hollow, although much of the land at this
road junction appears to be composed of made up
ground. Dene Cottage is a landmark because it is a
focal point in an isolated location. It was built on
two levels, with a single door on the roadside, so
that the tenant could approach the passing traffic,
to extract tolls.
To the south of the villages and within the old
parkland of Hopton Hall, Severn Trent Water has
planted many hundreds of trees, which forms an
effective screen, blocking out the sound of the bypass from the village, and blocking views of the
villages. The density of the planting means that this
is the case even during the winter. Two large ponds
have been created, one by the current owners of
the Hall, which is close to the site of a much older
pond.
Summary

Doglow Wood crowns the hill above Hopton Hall,
with Carsington Wood to its west. The open
parkland is prominent in views from Stainsbro’
Lane

•
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A medium-sized, private, country house of
local, historic importance & recognised
nationally for its architectural & historic
interest by its listed status

•

An area developed by the Gell family with
continuity of ownership and occupation
from the 16th century to the 1980s

•

Large expanses of parkland, mostly steep,
grazed fields with remains of parkland trees
& some degraded remains of parkland
structures

•

Large mixed wooded plantations along the
outer perimeter of the conservation area

•

Formal boundaries of gritstone and brick

•

Brick 18th century & early 19th century
structures

•

Landmark and pivotal buildings – dominated
by the tower and crinkle-crankle walls of the
walled garden

•

19th century estate buildings, largely hidden
from public view

Further to the east, The Almshouses, Town End
and Tudor Cottage form a separate and distinct
group of 17th and early 18th century buildings. They
all sit close to the road and the gable ends of the
two houses and the central projecting gable of The
Almshouses punctuate the views and provide a
certain rhythm, which contributes to the
picturesque quality of the streetscene. Their rear
development has been constrained by the steep
section of rock at their rear. In places this has been
quarried out and the outcrops can be seen from the
street. A dense plantation behind these houses
forms a lush backdrop and defines many views,
particularly from Callow and Stainsbro’ Lane. To
the west of this group of buildings, the land above
the road follows a more gentle gradient and opens
out. To the south of this cluster, the long range of
farmbuildings at Henmore Grange fall on the
outside of the bend and are a focal point in views.

Area 3 – The village of Hopton
Within Hopton, many of the buildings such as
Hopton House, The Forge & Hopton Manor line
the edge of the road, and create a tight framework
for views mainly along the street. The road rises to
a small summit alongside Hopton Manor. From
here there are notable views in either direction
along the street. The road follows gentle curves,
characterised by wide grass verges, small clusters of
buildings, a mature backdrop of trees and
intermittent large open expanses; paddocks &
fields. The character of the settlement is largely
rural within Hopton. The houses on the south side
of the street between Hopton Manor and Henmore
Grange are set back from the road frontage, where
the land falls away, and they are not prominent in
views along the street.

“Town End”, Hopton - the tall gable is mainly 17th
century, one of several prominent, roadside houses
Set back from the road and slightly elevated is the
picturesque cottage known as Wood Bank House.
It has been referred to in some places as the
“bathhouse” to Hopton Hall. It is the first building
encountered on entering Hopton and would have
been quite prominent before the growth of saplings
along the verge. Looking west, the winding views
are interrupted by the occasional farmbuilding or
stone-built field shelter.
Summary

Constricted, enclosed view between The Forge &
Hopton House, as the road rises to its summit
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•

A winding street of largely rural character
with short-range views & wide grass verges

•

Backdrop of trees along the northern
perimeter of the conservation area, rising
above the buildings, overshadows the street
and dominates views

•

A linear settlement with clusters of close-knit

buildings & paddocks or fields in-between
•

Historic buildings are built along the edge of
the road and define the strong enclosure

•

Gable frontages of 17th and 18th century
buildings punctuate the street & add a
picturesque quality to the views

•

Farm groups are close-knit, built around
courtyards

•

Occasional stone field barns or shelters

Above & below – views along the main village
street in Hopton, show its curving alignment &
rural setting, a mixture of hedges & drystone walls
line its route, interrupted by the occasional field
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10.

NEGATIVE FACTORS

In some instances, the current names provide the
main clue to the historic identity of these buildings.
There are no longer any working farms or
farmsteads in either village that retain historic farm
buildings in agricultural use.
Whilst some
conversion schemes have been successful in
retaining the character of the farmstead and the
identity of individual farm buildings, others have
not. The introduction of domestic detailed
windows has been the most significant alteration to
affect agricultural character. This is particularly the
case at Manor Barn and Greenacre Barn.

New Development
The character of the conservation area has been
altered since the conservation area was first
designated in 1971, most noticeably through new
development, some of which is on the periphery or
outside the conservation area. Whilst new
development is often sympathetic in the choice of
materials and buildings details, the character of the
conservation area has been eroded largely through
works associated with that development undertaken
to meet highways requirements, such as the
creation of wide entrance drives and access roads,
hardstandings for multiple car parking spaces and
improvements to drainage. Much of this work is
different in scale and detail and has introduced new
finishes and alignments. Examples include the
creation of Kings Close, which has a wide drive and
splayed entrance where it meets The Town, and
works to improve highway drainage & kerbs
outside Henmore Grange. The entrance drive to
Mackney Croft House at The Town is also
extremely wide and incorporates splayed alignments
and peculiarly low retaining walls. The curved
alignments and low walls are out of place and
uncharacteristic of the predominant building
pattern.

Numerous domestic detailed windows at Manor
Barn

The roadside elevation of Henmore Grange
(formerly known as Townend Farm) has been
preserved but The Lilacs, which is largely a new
building, is unrelated to the original massing of the
farm group, and the large area of hardstanding,
combined with the adjacent development of the
access path and drive by Severn Trent Water, has
changed the rural character of this part of the
village.

Low , curved, splayed walls at entrance drive to
Mackney Croft House

A few houses still retain their ancillary outbuildings
(unconverted), which were used by smallholders,
eg. Town End at Hopton & Kingsford Farm &
Field House at Carsington.

Loss of agricultural character and identity
The conversion of agricultural buildings to
dwellings, whether for holiday accommodation or
separate independent residential use, has had an
impact on the semi-rural character of both
settlements. There are three large complexes,
which have been converted in their entirety from
agricultural to residential uses; Henmore Grange,
Home Farm and Manor Barn & its associated
buildings. Swiers Farm is similar but slightly smaller
in scale.

Concrete kerbs & tarmac surfaces
Concrete kerbs have been introduced which bring
an urban character to the otherwise rural
environment:
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•

in front of Henmore Grange within Hopton

•

in front of Dene Cottage, at Ryder Point
Road

•

in front of the entrance to Home Farm &
The Lodge

A combination of patch repaired tarmac and
potholes along Mining Lane has left some rather
unsightly and degraded surfaces.

Park View (above) - its historic seventeenth century
origins are obscured by modern render
Sunnyside (below) - the modern extension at the
front of No. 2 & 3 has transformed the character of
this historic row of estate cottages

Concrete kerbs line the edge of the road in front of
Henmore Grange - out of place in this historic rural
setting
Loss of significant views
Long views of Hopton Hall from the wider area
and the by-pass have recently disappeared with the
increase in tree cover.

Alterations to buildings & loss of details
There has been a localised loss of historic window
and door joinery within the conservation area. As
many of the buildings are listed, this loss is limited
to those that are unlisted, with limited legislative
protection. In many instances stained hardwood or
uPVC has replaced traditional painted timber
joinery (eg. Lane End Cottage, Carsington). The
principal losses have been;
•

The alterations and front extensions to the
terraced row of cottages built by the Gell
Estate at Nos. 2 & 3 Sunnyside, Carsington

•

Alterations and partial reconstruction of the
roadside building at Barnwood, Hopton

•

Extensions & alterations to South View,
Carsington

The origins of several buildings are obscured by
modern cement renders, such as Park View &
Hopton House. However, traditional “wet-dash”
render has often been removed to reveal
stonework.
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11. GENERAL
AREA

CONDITION

OF

THE

There has been a significant investment in
properties, particularly since the construction of
Carsington Reservoir and the buildings and the
infrastructure within both villages are generally in
good condition. The villages are seen as desirable
places in which to live.
There are several isolated cases where there are
buildings in extremely poor condition, i.e. buildings
at risk;
•

•

•

Limekiln at Hopton - this structure will always be
vulnerable to slow decay. The original opening has
been backfilled & only the top of the arch is visible

the icehouse to the north of Hopton Hall
(grade II listed). Structures such as this are
prone to gradual deterioration, if the capping
and earth mound is not maintained. This
icehouse is unusual in that a large proportion
of the structure sits above ground and it is
therefore particularly vulnerable to
deterioration. The upper dome, which
should be covered in an earth capping is
exposed. The open joints have enabled
vegetation to take hold

Other buildings in poor condition include;

the well structure on the north side of the
street within Hopton (grade II listed). The
proximity of ivy, which has enveloped part
of the structure, leaves this structure
vulnerable to damage from roots and loss of
structural integrity
the limekiln at the east end of Hopton. This
is unlisted and there is no legal obligation,
therefore, for the structure to be maintained.
It is slowly deteriorating, although there
appear to have been some recent repairs to
reinstate a section of the rubble limestone
retaining wall

Icehouse in the parkland north of Hopton Hall - a
grade II listed building at risk; vegetation has taken
hold & the earth capping has been removed

•

the former brick & stone farm building that
lies within the model farm (Home Farm)
complex adjacent to Hopton Hall (a former
kennels) is vacant & only in fair condition.
The chimney needs consolidating & repointing & there are areas needing localised
re-pointing

•

the former dwelling / workshop on the west
side of Mining Lane, which is now roofless
& semi-ruinous

•

the sandstone areas of walling at St.
Margaret’s Church have widespread evidence
of erosion. Limestone built above the
sandstone could be contributing to the
extensive pattern of erosion. The walls are in
general need of patch re-pointing.

Semi-ruinous former workshop at Mining Lane
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There are a number of places where boundary walls
have deteriorated;
•

Walls to Hopton Manor – copings have been
removed from the rubble roadside wall,
which makes the wall vulnerable to rapid
deterioration. The garden walls to the Manor
are listed and in poor condition. They
require re-pointing and partial reconstruction

•

Rubble limestone walls that flank the main
road in front of Dane Croft & Dene Croft
Nurseries

•

Rubble limestone walls along the south side
of The Town

•

Coursed gritstone walls that line the road
opposite the entrance to Hopton Hall & to
the west of the entrance need re-pointing

Historic seventeenth century garden walls at
Hopton Manor are in poor condition
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12. PROBLEMS, PRESSURES & CAPACITY
FOR CHANGE

area, there are likely to be pressures on both villages
in the future. However, the green spaces within and
surrounding both settlements are an essential part
of its character and there are few opportunities for
new development. The villages are surrounded by
two distinct types of landscape;

Problems and Pressures
The creation of Carsington Water has undoubtedly
had a significant impact on the economy of both
villages. Local house prices have risen
proportionately more in the immediate area
surrounding the reservoir than in the neighbouring
town of Wirksworth and there has been heightened
development pressure on the landscape &
buildings. Applications for leisure uses, such as golf
courses, have been prevalent in recent years. A
proportionately large number of farm buildings and
smallholdings have been redeveloped for holiday
cottages.
There has been a recent trend towards the purchase
of second homes or holiday lets in the villages. A
number of properties are only occupied for a few
weeks each year and widespread vacancy is a threat
to the long-term viability of local services. Of the
811 household spaces identified at the last census,
within Carsington Water Ward, 78 were
unoccupied, 50 were in use as a second residence or
holiday accommodation and 28 were vacant.
Increase in property prices and purchase of second
homes has also affected the make-up of the village
& the community, as many young people have had
to move out of the village in order to rent or buy a
home.
Attendance at Carsington Primary School is good
(with 45 pupils – 2007-08), although 50% of pupils
come from Wirksworth.
Capacity for Change
There is very little opportunity for environmental
enhancement within either settlement as there are
few public spaces and the villages are characterised
by their rural nature, with wide grass verges, rubble
limestone walls and occasional hedgerows. The
principal public open space is the present village
green, which is well maintained.
There are a few, important structures identified as
buildings at risk, which would benefit from grantaided repair. As they have no useful purpose today,
they are particularly vulnerable & their ongoing
maintenance needs further consideration.
Whilst the condition of the buildings within the
settlement is good overall, it may be useful to
monitor those that are either vacant or only
occupied for part of the year.
Given the history of development pressure in this
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•

an open, unfenced, poor quality grazing land,
to the north, which forms Carsington Hill
and a large part of Carsington Pasture. Its
surface shows evidence of long-disused lead
& mineral workings, but nevertheless it is a
rugged, bleak, upland, historic Derbyshire
landscape, in its own right, with a strong
identity. Because this land has been worked
in the past by industrial processes, much of it
has less monetary value than pristine
agricultural land. It is not identified as
industrial land within the Adopted Local
Plan (November 2005), but it is vulnerable
t o ap p l i c at i on s f o r a gri cul t ur al
diversification. The recent approval, at
Public Inquiry, of a planning application for
wind turbines is a case in point (17/09/08).

•

good quality, pasture & hedged fields which
lie to the south and east and fall within wellestablished, productive farms. The reservoir
on the fringe of the villages, Carsington
Water, occupies a large area. Its most
sensitive areas (i.e. segregated conservation
areas), which have no public access and the
associated wetlands, margins, and areas of
potentially greatest wildlife interest, lie
closest to Carsington & Hopton.

13

PLANNING POLICY CONTEXT

listed description (paras 3.1 & 3.2)

NATIONAL PLANNING GUIDANCE

The listing of a building also confers protection not
only on the building but also on any object or
structure fixed to the building which is ancillary to
the building (para.3.31)

Planning Policy Guidance Note 15
Planning & the Historic Environment

The listing of a building also confers protection on
any object or structure within the curtilage of the
listed building which forms part of the land and has
done so since before 1st July 1948 (para.3.33)

Planning Policy Guidance Notes set out
government guidance on planning issues and
provide guidance to local planning authorities and
others of the operation of the planning system.
Local planning authorities must take their guidance
into account in preparing their development plans.
PPG 15 provides guidance specifically in relation to
the historic environment.

Conservation Areas
There is a duty on local planning authorities to
designate as conservation areas any ‘areas of special
architectural or historic interest the character or
appearance of which it is desirable to preserve or
enhance’ (para.4.1)

The following areas of conservation guidance have
been highlighted, in particular where this applies to
the Carsington and Hopton Conservation Area
Appraisal.

It is the quality and interest of areas, rather than
individual buildings, which should be the prime
consideration in identifying and assessing
conservation areas (para.4.2).

Development and Development Control
The design of new buildings intended to stand
alongside historic buildings requires very careful
consideration. New buildings need to follow
fundamental architectural principles of scale,
height, massing and alignment and use appropriate
materials (para.2.14) See also Annex A to PPG1.

The factors to take into consideration when
designating (or reviewing) an area are set down in a
separate document ‘Guidance on Conservation
Area Appraisals’ published by English Heritage in
February 2006.

In considering applications for planning permission
and listed building consent for works which affect a
listed building, consideration should be given to the
desirability of preserving the setting of a building.
The setting is often an essential part of the
buildings character especially if a garden or grounds
have been laid out to to complement its design or
function. The setting of a building is not limited
only to ancillary land but may include land some
distance away. Where a listed building forms an
important visual element in the street, development
in the street may affect that setting. A proposed
high or bulky building might also affect the setting
of a building some distance away or alter views of a
historic skyline. In some cases, setting can only be
defined by a historical assessment of a buildings
setting (para.2.16).

Local planning authorities should seek to establish
consistent local standards for their designations and
should periodically review their existing
conservation areas and their boundaries against
those standards (para.4.3).
It is important that the conservation area
designation should be justified and the clearer the
justification, the sounder will be the base for local
plan policies and decisions on planning applications
(paras.4.4).
Given the nature of conservation area controls,
essentially controls over demolition; strengthened
controls over minor development and the
protection of trees, designation is not likely to be
appropriate as a means of protecting landscape
features, except where they form an integral part of
the historic built environment. Designation may be
suitable for historic parks or gardens or other areas
of historic landscape containing structures which
contribute to their special interest and fall within
the categories subject to conservation area controls
(para4.6)

Listed Building Control
Listed building consent is required for demolition
and for any works of alteration or extension, which
would affect its character as a building of special
architectural or historic interest. It is a criminal
offence to carry out such works without consent.
Listed building controls apply to all works both
external and internal, whether or not the particular
feature concerned is specifically mentioned in the

Consultation with local residents, businesses and
other local interests over both the identification of
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areas and the definition of their boundaries prior to
designation is not a statutory requirement but is
nevertheless highly desirable. The greater public
support for an area, the less additional statutory
controls are likely to be required (para.4.7).

(4.16).
Vacant sites or redevelopment of buildings which
make no real contribution to the character of the
Conservation Area, or indeed, detract from it,
should be a stimulus to imaginative high quality
design. There is no need to directly imitate earlier
styles but any proposed development should
respect the context of the site, so that it becomes
part of the well-established character and
appearance of the conservation area as a whole
(para. 4.17).

Proposals need to be formulated and published for
the preservation and enhancement of conservation
areas and policies will need to be developed which
clearly identify what it is about the character and
appearance of the area which needs to be preserved
or enhanced and set out the means by which that
objective is to be pursued (para4.9).

In addition to adopted local plan policies, the
preparation of design briefs for individually
important ‘opportunity’ sites will be useful. Special
regard should be had to scale, height, form,
massing, the traditional frontage pattern, vertical or
horizontal emphasis, detailed design and the nature
and quality of materials (para 4.18).

There should be consultation with the appropriate
body e.g. local residents, amenity societies, public
utilities, chamber of commerce and highway
authority etc. on any proposals for enhancement
and preservation of the conservation area
(para.4.10).
Once policies for a particular area have been
formulated, they should be made available to local
residents and businesses (in leaflet form) and
should clearly set out why the area has been
designated, what its specially valuable features
include, how householders can protect its character
and appearance and what additional controls and
opportunities for assistance that designation brings
with it (4.12).

The Town & Country Planning General Permitted
Development Order controls changes in
conservation areas. (See ‘Legislation’ below).
Additional control over development by the
withdrawal of permitted development rights
(Article 4 Directions) can be introduced. Directions
can be made for limited restrictions on
development without the Secretary of State’s
approval. In other cases the Direction will requires
formal approval. By the Government Office

Local authorities are advised to set up advisory
committees or committees to assist in formulating
policy for its conservation areas and to advise on
planning applications. The committees should
involve bodies such as the local Civic Societies,
Chambers of Commerce, nominees from the
statutory amenity societies and local people.
(para.4.13)

In terms of demolition, the presumption should be
in favour of retaining buildings that make a positive
contribution to the character or appearance of the
conservation area. Proposals to demolish buildings,
which make a positive contribution, are assessed
against the same broad criteria as proposals to
demolish listed buildings (para4.27)

Planning Powers

All outdoor advertisements affect the appearance
of the building or the area where they are displayed.
Local Planning Authorities may wish to adopt
advertisement controls as part of their duty to
formulate and publish proposals for the
preservation and enhancement of the conservation
area (para.4.33).

In considering planning applications the local
planning authority should give special attention to
the desirability of preserving or enhancing the
character and/or appearance of the conservation
area. This obligation should extend to applications
adjacent to the conservation area which could
affect its character or setting or views into and out
of the area (para.4.14).

Trees are valued features within the town and
countryside and make an important contribution to
the character of the local environment. Local
planning authorities can make adequate provision
for the preservation and planting of trees when
granting planning permission for the development
of land, by a combination of planning conditions
and Tree Preservation Orders (TPO) (para.4.38).

Many conservation areas include the commercial
centres of towns and villages of which they form a
part. While conservation of their character or
appearance must be a major consideration, this
cannot realistically take the form of preventing all
new development: the emphasis will be on
controlled and positive management of change
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Where a tree is subject to a TPO, the local
authority’s consent must be obtained before it can
be cut down, topped or lopped. Where a tree in a
conservation area is not subject to a TPO, six
weeks written notice must be given to the local
authority where cutting down, topping or lopping is
proposed. This enables the local authority time to
consider making a TPO (para.4.39).

designating conservation areas. Identified in these
ways the historic environment may be protected
through the development control system and in the
case of listed buildings and conservation areas
through the complementary systems of listed
building and conservation area control.
REGIONAL PLANNING GUIDANCE

Given the visual and physical impact of roads and
other highway infrastructure on the character of the
Conservation Area, early consultation is
recommended between the Planning Authority and
the Highway Authority. The overall aim should be
to minimise the impact of highway infrastructure
on the various elements of the historic
environment. (para.s 5.1 to 5.7)

Draft Regional Spatial Strategy for the East
Midlands (RSS 8)
The East Midlands Region covers the counties of
Derbyshire, Lincolnshire, Northamptonshire and
Nottinghamshire and includes the unitary
authorities of Derby, Leicester, Nottingham and
Rutland. It also represents the spatial element of
the East Midlands Integrated Regional Strategy.
The emerging Regional Plan (RSS8) will provide a
broad development strategy for the East Midlands
up to 2026. It is likely to be approved in March
2009.

Streetscape
Traditional stone surfaces to roads and pavements
make a vital contribution to the appearance of the
conservation area and should be retained wherever
possible or re-introduced where there is historical
evidence to support their use (para.5.13). English
Heritage has produced a guidance note ‘Street
Improvements in Historic Areas’ and a manual
‘Streets for All’.

The main role of the RSS is to provide a strategy
within which the local authorities’ planning
documents and local transport plans can be
prepared. It is to be used in conjunction with the
Development Plans (DP) and future Local
Development Frameworks (LDF) and other
strategies prepared by local authorities, as well as
for use by other partnership and outside bodies. It
identifies the scale and distribution of provision for
new housing and priorities for the environment,
transport, infrastructure, economic development,
agriculture, energy, minerals and waste treatment
and disposal.

Street furniture of historic or architectural interest,
such as pillar-boxes, railings, clocks etc., which add
to the local distinctiveness of an area, should be
preserved or reinstated where appropriate.
Careful consideration should be given to the impact
of road signing and street lighting should be
undertaken so as to achieve appropriate materials
and location, with the aim of avoiding visual clutter
(para.5.16 & 5.17).

RSS8 is divided into three main sections :-

Identifying the Historic Environment

•
•
•

There is a growing appreciation of not just the
architectural set pieces, but of many more
structures, especially industrial, agricultural and
other vernacular buildings that, although sometimes
individually unassuming, collectively reflect some of
the most distinctive and creative aspects of English
history. This stretches beyond buildings to the
spaces and semi-natural features which people have
moulded, and which are often inseparable from the
buildings themselves.

Core Strategy
Spatial Strategy
Topic Based Priorities

In relation to the natural and built environment, the
Strategy aims for a rich, diverse and attractive
natural and built environment and cultural heritage
and to enhance local distinctiveness.
The emerging policies in RSS8 which are
particularly relevant to this Appraisal are:Policy 2
Promote Better Design
Policy 9
Spatial Priorities Outside the Peak District National
Park.

Processes of clarification are necessary for the
practical purposes of identifying and protecting
individual sites and areas. This is achieved via
statutory systems for scheduling ancient
monuments, listing historic buildings and
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Policy 10
Managing Tourism and Visitors in the Peak Sub
Area.
Policy 26
Protecting and Enhancing the Region’s Natural and
Cultural Assets
Policy 27
Regional Policies for the Historic Environment
Policy 29
Priorities for Enhancing the Regions Biodiversity
Policy 30
Regional Priorities for Managing and Increasing
Woodland Cover
Policy 31
Priorities for Management and Enhancement of the
Region’s Landscape

conjunction with the environment, are achieved.
The most relevant Policies to this Appraisal are
noted below.
Natural, Historic & Built Environment
Policy NBE3
Other Sites Of Importance For Nature
Conservation
Planning permission for development within or
likely to have a direct or indirect adverse impact
upon any other site important for nature
conservation including Derbyshire Wildlife Sites,
Regionally Important Geological Sites or Local
Nature Reserves will only be granted if it can be
clearly demonstrated that there are benefits
resulting from the development which would
outweigh the harm caused to the nature
conservation value of the site. Where necessary the
Council will impose conditions or seek to negotiate
a Section 106 Obligation to secure appropriate
mitigation and/or compensatory measures to
protect and enhance the nature conservation
interests of the site.

Derby & Derbyshire Joint Structure Plan (1991 2011)
The Structure Plan is to be replaced in due course
by RSS8. At present the Structure Plan has three
main functions:•
To provide a strategic policy framework for
planning and development control by setting
out the policies and general proposals for
land-use within the area.
•
To ensure that provision for development is
realistic and consistent with national and
regional policy as expressed in Regional
Guidance and Planning Policy Guidance
notes.
•
To provide a framework for development
plan documents.
Only certain policies within the Structure Plan are
currently ‘saved’. These do not include any policies
relevant to this document.

NBE3 is particularly relevant to Carsington and
Hopton Conservation Area in that there are two
Regionally Important Geological and
Geomorphological Sites (RIGS) located within the
Conservation Area. (See Fig.9 Planning Designations,
Trees and Woodlands).
Policy NBE4
Protecting Features or Areas of Importance to
Wild Flora and Fauna
Planning permission for development within, or
likely to have an adverse impact upon the integrity
or continuity of areas or features of importance to
wild flora and fauna, will not be granted unless it
can be clearly demonstrated that there are benefits
resulting from development which would outweigh
the importance of the feature to wild flora and
fauna.

LOCAL PLANNING GUIDANCE
Derbyshire Dales Local Plan (Adopted
November 2005)
Derbyshire Dales District Council is working on a
Joint Core Strategy with High Peak Borough
Council, as part of the Local Development
Framework, which will ultimately replace policies in
the Derbyshire Dales Local Development Plan.

Where appropriate the Council will impose
conditions or seek to negotiate a Section 106
Obligation to secure appropriate long term
management, mitigation and / or compensatory
measures to protect and enhance the importance of
the area or feature to wild flora and fauna.

The current adopted Local Development Plan
reinforces the view that the quality of the
environment, natural and man-made, is an asset to
be conserved. It realizes that this can be viewed as a
major constraint to development, but that it also
offers great opportunities for development to be
conceived in harmony with it. Positive conservation
policies coupled with a development strategy are
needed, so that aims to meet real needs and
encourage sustainable realistic developments in

Policy NBE5
Development affecting Species Protected by
law or are Nationally Rare
Planning permission for development likely to have
a direct or indirect adverse impact upon species
protected by law or identified as nationally rare will
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only be granted if it can be demonstrated that there
is an overriding need for the development and
where necessary, mitigation and/or compensatory
measures can be put in place that allows the status
of the species to be maintained or enhanced.

Policy NBE16
Development Affecting A Listed Building
Planning permission for development will only be
granted where it does not have an adverse impact
upon the special character or setting of a listed
building (See Fig.3 Statutory Designations).

Policy NBE6
Trees And Woodlands
Planning permission will only be granted for
development likely to have a direct or indirect
adverse impact upon trees and woodlands if it can
be demonstrated that the justification for the
development outweighs their importance for the
nature conservation or amenity value. Where any
trees are lost as part of a development proposal the
Council will impose conditions or seek to negotiate
a Section 106 Obligation to replace those that are
lost on the basis of three replacements for each one
lost. (See Fig.9 Planning Designations, Trees and
Woodlands).

Policy NBE17
Alterations And Extensions To A Listed
Building
Planning permission for development involving
alterations or extensions to listed buildings will only
be granted where;
a.
the historic form of the building is retained
and;
b.
any architectural or historically important
elements of the building, are retained in
largely unaltered form; and
c.
the proposed design, materials, scale and
detailing does not have an adverse impact
the character and appearance of the listed
building

Policy NBE7
Features Important in the Landscape
Planning permission will only be granted for
development likely to have an adverse impact upon
landscape features such as hedgerows, walls,
streams and ponds, where it can be demonstrated
that the justification for the development outweighs
their importance to the character and appearance of
the immediate and wider landscape. In appropriate
circumstances the Council will impose conditions
or seek to negotiate a S106 Obligation to safeguard
the long-term protection and management of such
features.

Policy NBE18
Conversion And Changes Of Use Of A Listed
Building
Planning permission for the conversion and/or
change of use of a listed building will be granted
provided that;
a.
the original use is no longer appropriate or
viable and;
b.
if the proposed use is not the original use, it
is appropriate to the status of the listed
building
c.
the proposal will protect the listed building
and its setting

Policy NBE8
Landscape Character
Planning permission will only be granted for
development that protects or enhances the
character, appearance and local distinctiveness of
the landscape.

Policy NBE19
Demolition Of Listed Buildings
Planning permission for development involving the
demolition of a listed building will only be granted
where;
a.
the building is wholly beyond economic
repair and:
b.
it can be demonstrated that every possible
effort has been made to continue its current
use or find a compatible alternative use that
would allow for the retention of the listed
building and;
c.
the application is accompanied by a
redevelopment scheme for the site, the
merits of which would outweigh the loss of
the listed building.

Supplementary Planning Guidance
In July 2007 Derbyshire Dales District Council
adopted Supplementary Planning Guidance for
Landscape Character and Design.
The Carsington and Hopton Conservation Area is
divided between the Limestone Slopes landscape
type of the White Peak landscape character area
which occupies areas to the north and the Settled
Farmlands landscape type of the Derbyshire Peak
Fringe and Lower Derwent landscape character
type to the south.
(See Landscape Setting & Green Spaces for more detailed
information on Landscape Character).

The Council will impose conditions or seek to enter
into a Section 106 Obligation to ensure the
implementation of the redevelopment scheme at
the earliest possible opportunity following
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demolition of the listed building.

SF2

Policy NBE21
Development Affecting A Conservation Area
Planning permission for development proposals
within or adjacent to a conservation area will be
granted provided that they preserve or enhance the
character or appearance of the area. (See Fig.3
Statutory Designations).
Policy NBE24
Archaeological Sites And Heritage Features
Planning permission will not be granted for
development likely to disturb or have an adverse
impact upon Scheduled Ancient Monuments or
other nationally important archaeological remains
or their setting

SF3
SF4
SF5

Protection of Important Open Spaces.
Planning permission will not be granted for
development of sites identified as important
open spaces, unless the proposed
development would assist maintenance,
reinforcement or improvement of the land’s
undeveloped character. This policy is
particularly relevant to Carsington and
Hopton Conservation Area as the village
green is protected by this policy.
Development Conspicuous from the Peak
National Park.
Development in the Countryside
Design and Appearance of Development

Housing
H2
H4

Extensions to Dwellings
Housing Development Outside Settlement
Framework Boundaries
H5 Conversion and re-use of Buildings to
Provide Residential Accommodation
Outside Settlement Frameworks
H6 Replacement Dwellings in the Countryside
H8 Extending Domestic Curtilages into the
Countryside
H9 Design and Appearance of New Housing.
H12 Alternative Provision for Affordable
Housing Outside Settlement Frameworks

Planning permission for development likely to
disturb or have an adverse impact upon other
important archaeological or heritage features, or
their setting will only be granted where it can be
demonstrated that;
a.
the feature can be preserved in-situ, or;
b.
where in-situ preservation is not feasible
mitigation measures can be put in place that
minimises any adverse impact upon the
feature and its setting.
Where appropriate the Council will impose
conditions or seek to negotiate a Section 106
Obligation to ensure appropriate investigation and
recording, before and during development. (See
Fig.3 Statutory Designations).

Economic Development & Tourism
EDT4 Other Existing Employment Land and

Business Premises
EDT8 Design and Appearance of New Industrial
and Business Premises
EDT13Buildings Associated with Agriculture,
Forestry or Other Rural Based Enterprise
EDT14 Farm Diversification
EDT15New Build Industrial and Business
Development Outside of settlement
Frameworks
EDT16 Re-use of Rural Buildings for Industrial and
Business Use
EDT17 Tourist Attractions
EDT19 Tourist Accommodation Outside Defined
Settlement Frameworks.

Policy NBE26
Landscape Design In Association With New
Development
In determining applications for planning
permission the Council will consider whether there
is a need for the submission, implementation and
maintenance of a scheme of landscaping to ensure
that the proposed development would integrate
with or enhance its surroundings. Where this is
considered to be necessary appropriate conditions
will be imposed on any planning permission.
Other Policies in the Derbyshire Dales Adopted
Local Plan will be relevant to Carsington and
Hopton Conservation Area, although they are not
all recorded here, where the emphasis is on the
built and natural environment of the Conservation
Area.

Town Centre and Retailing
S11
S12

Strategic Framework

Individual and Village Shops
Important Local Services and Facilities
Transportation

TR1 Access Requirements and the Impact of
New Development
TR3 Provision for Public Transport
TR7 Cycling Provision

Carsington and Hopton Conservation Area does
not have a defined Settlement Framework.
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Infrastructure and Community Facilities
CS3 Provision of New Community Facilities and
Services
CS5 Renewable Energy Installations
CS6 Wind Turbine Generator Development

•

The enlargement of a house consisting of an
addition or alteration to its roof.

•

The provision, alteration or improvement of
a building/enclosure/pool or the provision
of a container to be used for domestic
heating purposes (oil/gas) within the
curtilage of a dwelling-house if any part of
the building, enclosure, pool or container
would be situated on land between a wall
forming a side elevation of the house and the
boundary of the curtilage of the house.

•

The installation, alteration or replacement of
a chimney, flue or soil and vent pipe on a
house if the chimney, flue, soil, or vent pipe
would be installed on a wall or roof-slope
which fronts a highway or forms either the
principal or side elevation of a house.

•

The installation, alteration or replacement of
a satellite dish on a house, or within the
curtilage of a house if it consists of the
installation of a satellite dish, on a chimney,
wall or roof slope which faces onto, and is
visible from a highway or on a building
which exceeds 15 metres in height.

Leisure and Recreation
L9
Safeguarding Public Rights of Way
L10 Leisure Routes and Trails.
LEGISLATION
Conservation area designation has always had
minimal impact on the individual and successive
governments have always sought to ensure that the
rights of individuals within conservation areas are
not overly constrained, as compared with
individuals outside of protected areas. However,
erosion of historic fabric within conservation areas
over the years has led to some additional controls
being made available to protect the overall
environment. Conservation Area Consent is
required for the total (or substantial) demolition of
a building. Following the outcome of the Shimizu
case, various works that would previously have
constituted partial demolition are not now subject
to consent, despite their removal having a
potentially detrimental effect on the character or
appearance of the area e.g. removal of architectural
detail etc.

Installation of Micro-generation Equipment
Planning permission is required for :•
The installation, alteration or replacement of
solar thermal equipment on a house (or flats)
if the solar PV or solar thermal equipment
would be installed on a wall forming the
principal or side elevation of the house and
would be visible from the highway, or; on a
wall of a building within the curtilage of the
house and would be visible from a highway.

Development
The Town & Country Planning (General Permitted
Development Order) 1995 indicates the rights of an
individual to act without the need for a planning
approval. However, some of these rights are
withdrawn, or are more limited in their application
in conservation areas and national parks, than
elsewhere. In October 2008 amendments were
introduced to the Town and Country Planning
(General Permitted Development Order )1995 by
the TCP (GPDO) 2008. The following indicate
constraints within a Conservation Area that are
‘additional’ to normal planning requirements
outside a Conservation Area.
Planning permission is required for:An extension to the dwelling-house which
would extend beyond a wall forming a side
elevation of the original dwelling-house.

•

The installation, alteration or replacement of
stand alone solar within the curtilage of a
dwelling-house if it is to be situated within
any part of the curtilage of the dwellinghouse and would be visible from the
highway.

•

The installation, alteration or replacement of
a flue, forming part of a biomass heating
system on a dwelling-house if the flue would
be installed on a wall or a roof-slope forming
the principal or side elevation of the
dwelling-house and would be visible from a
highway.

•

The installation, alteration or replacement of
flue, forming part of combined heat and
power system, on a dwelling-house if the flue
would be installed on a wall or a roof-slope

•

•

•

An extension of the dwelling-house which
would have more than one storey and extend
beyond the rear wall of the original dwellinghouse.
Cladding a house with stone, artificial stone,
pebble-dash, render, timber, plastic and tiles.
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forming the principal or side elevation of the
dwelling-house and would be visible from a
highway.

Act 1990) to bring specified aspects of permitted
development under control. Normally it is
recommended that any Article 4 Direction should
be reviewed every five years.

Trees
(Refer to Fig.9 Planning Designations, Trees and
Woodlands)
Under the Town and Country Planning Act 1990
(Section 211), subject to range of exceptions,
anyone proposing to cut down, top or lop a tree in
a conservation area is required to give six weeks
notice to the local planning authority. This provides
the local authority with the opportunity for
bringing the tree under their general control by
making a tree preservation order in respect of it.
Penalties for contravention are similar to those
relating to tree preservation orders.

Any potential new Directions would be the subject
of a full public consultation exercise with local
residents and the Town / Parish Council.
Grants
The District Council operates a grant scheme for
Historic Buildings and Conservation Area
Enhancement. This scheme is available for works
of appropriate external, permanent, repair,
replacement or re-instatement of historic fabric to
both listed and unlisted buildings, or for works
which are considered to enhance the historic
context of the conservation area. Grants are offered
on a sliding scale dependent upon eligible costs up
to a maximum of £3,000. Information regarding
grants and application forms are available from the
Conservation Section of the District Council’s
Planning Department.

Conservation Area Consent
Conservation Area Consent is required for the
substantial or total destruction of a building in a
conservation area greater than 115 cubic metres.
Consideration is given as to whether the building
makes a positive contribution to the character and
appearance of the Conservation Area. Conservation
Area Consent is also required for the demolition of
walls, fences and other means of enclosure where
planning permission would be required for their
construction.

Advertisement Control
It is recognized that all outdoor advertisements
affect the appearance of the building or the
neighbourhood where they are to be displayed and
there is a duty by the Local Planning Authority to
pay special regard to the desirability of preserving
or enhancing the character and appearance of the
conservation area. As many conservation areas
include retail and commercial premises, outdoor
advertising is essential to commercial activity and
the success of local businesses will usually help to
maintain buildings in good repair and in having an
attractive appearance.

Article 4 Directions
It is recognized that in some conservation areas, the
above criteria only provide limited measures and
additional controls may be desirable. The General
Planning Development Order (GPDO) therefore
allows the local authority to introduce Article 4
Directions to withdraw further rights in relation to
features, which are considered to be of particular
significance in the area. Items which can be
brought under additional control include:•
Alteration to a dwelling-house (this could
include external windows)
•
Roof slopes and materials
•
External doors/porches
•
Ancillary buildings
•
Hard surfaces, e.g. drives and hard-standings
•
Satellite antennae
•
Gates, walls, fences
•
Chimneys
•
Painting

Certain categories of ‘deemed consent’
advertisements, which may have a significant visual
impact, are not permitted for display in a
conservation area without the local planning
authority’s specific consent. Where it is proving
impossible to prevent unsuitable or harmful
advertisement displays a Direction for an Area of
Special Advertisement Control can be made to
justify imposing additional restrictions.
Supplementary Planning Guidance
Landscape Character and Design
Adopted July 2007

If it is considered that there is a particular threat to
the character or appearance of a conservation area
from inappropriate ‘permitted development’, the
local planning authority will give consideration to
the establishment of an Article 4 Direction (under
the provisions of the Town and Country Planning

The Conversion of Farm Buildings
Design Guidance
Adopted November 2005
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Shop Front and Commercial Properties
Design Guidance
Adopted May 2006
All the above are available on the District Council
Web-site www.derbyshiredales.gov.uk or on request
at a charge of £5.00.
In summary, in a conservation area, the District
Council can:•
ensure that proposed new design and
materials harmonise with the buildings and
the surrounding area
•
prepare development or design briefs for
specific sites in conservation areas
•
introduce an Article 4 Direction if it is
considered appropriate
•
control certain works of demolition
•
control advertisements and shop signage
•
endeavour that traffic control measures are
not at odds with the character of the area
•
consider enhancement schemes and look to
environmental improvements
•
make grants available for the repair of
buildings and for enhancement schemes
within the area
•
control works to trees
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14.

agricultural land where there are no signs of former
habitation or development. When the conservation
area was designated in 1971, there were no houses
on this side of the street. There is no reason,
therefore, to include these properties within the
conservation area.

CONSERVATION AREA BOUNDARY
REVIEW

The existing conservation area boundary was drawn
up in 1971 and extended in 1994. The current
proposal is to extend the boundary of the
conservation area in two places. These are
illustrated on Figure 11.

The boundary rises up the hill behind the
properties that front the north side of the main
street. It includes the rock outcrops and trees that
fall within Twig’s Plantation and encompasses the
former quarry workings that are associated with the
limekiln that fronts the street. The trees and quarry
workings form an important part of the village and
contain many of the views.

A – the trees and wooded side of the Via Gellia,
running up Stone Dene, to the north of Hopton
Hall - a continuation of the wooded landscape
currently within the conservation area
B – the parkland to the south of Hopton Hall
Northern Boundary at Carsington
In the north-western corner of the conservation
area, the boundary runs along the north side of the
lane and then follows the rear boundary of the
properties fronting The Town and the main street.
This clearly defined edge to the settlement
separates the village from Carsington Hill. The
boundary then takes in a large area of woodland,
known as Carsington Wood, which was established
in the early 20th century. It continues, in a large
sweep, to encompass the plantation known as
Doglow Wood. The boundary then cuts across
Dean Plantation in a straight line and across Ryder
Point Road (also known as Stone Dene). It
continues down the east side of the road, taking in
the wooded bank above the road before descending
to meet the Main Street in Hopton.

Southern boundary at Hopton
The boundary of the conservation area tracks the
south side of the road and then follows the rear
residential curtilage of properties running along the
south side of the main street. There have been few
significant changes to this boundary since the
conservation area was designated, the only
exception being the construction of Tinkerbell
Cottage.

The wooded embankments above and below Ryder
Point Road form an important approach into the
conservation area, particularly where they arch over
the road to create a tunnel-like entrance. At
present, a large part of this woodland falls outside
the conservation area. There is no great difference
in age or perceptible change in character between
the woodland that lies within the conservation area
and that beyond the conservation area. The
inclusion of this woodland within the conservation
area would form an easily identifiable boundary.
The current boundary cuts through the woodland
in a straight line, which neither follows contours
nor physical boundaries.

The field to the south of Hopton Hall was
historically landscaped as part of its parkland
setting. It was an important open landscape, with a
few trees dotted about, which enabled long
uninterrupted views from the Hall to the south.
Although there has been significant encroachment
onto this landscaped parkland, since the
conservation area was first designated in 1971, by
first the by-pass and then by the trees planted by
Severn Trent Water, there is still a substantial area
of the open parkland remaining, which is visually
contained by the surrounding woodland. The
parkland is a large open space. It did have at one
time a number of mature parkland trees. The
owners of the Hall have replenished these trees in
recent years and there is also a large pond, which
has been landscaped. It replaces an earlier pond,
Hall Pond, which was located close by. The field is
also significant for the large quantity of prominent
“ridge and furrow” earthworks. From the time that
it was created in the 18th century, the character of
the parkland would have changed from ploughed
open fields to one of grazed meadow. The “ridge
and furrow” medieval plough lines have survived

Southern Boundary at Hopton Hall
The boundary runs south from Home Farm and
follows part of an old track that formerly served
Hopton Hall. It then runs north-east and follows
the immediate fence & hedge line and the line of a
ha-ha that separates the gardens at Hopton Hall
from the field to its south.

It is proposed that the conservation area be extended to
include the whole of the woodland at Dean Plantation,
tracking both sides of Ryder Point Road.
Northern Boundary at Hopton
The boundary of the conservation area excludes
two modern properties on the northern side of
Hopton – Dene Croft Nurseries & Dane Croft.
Both of these houses were built on “crofts”,

61

because the parkland was grazed & has never been
ploughed out.
The character of landscaped
parkland is being revived by the present owners of
Hopton Hall & there is a strong continuity of
historic use.

It is proposed that the conservation area boundary be
extended to include the field to the south of Hopton
Hall, which forms the main surviving part of the
historic landscaped parkland.
Southern Boundary to Carsington
The boundary continues to the west and includes a
short section of Lodge Walk Plantation and follows
the wooded grounds to the west of the Hall, to
where it meets the village school. The boundary
then runs south-west, taking in Dove Cottage,
Pingle End and Wash Farm. It follows the eastwest alignment of the old back lane (Cross Lane),
encompassing all of the medieval crofts and
historically developed part Carsington. The
boundary continues north-west to meet the old
Swires Road and track at the bottom of Carsington
Hill. The boundary follows the historic developed
settlement pattern. No changes are proposed in this
location.
ADDENDUM
A comprehensive public consultation on the
Carsington and Hopton Conservation Area
Appraisal and the proposed alterations to the
boundary, was held between the 28th May 2009 and
the 9th July 2009. One written representation was
received in support of the proposed alterations to
the Conservation Area boundary. The Officer
report to the District Councils Partnership and
Regeneration Committee on 3rd September 2009
made no further modifications to the text of the
Appraisal or to the Conservation Area boundary as
proposed in the document.
On 3rd September 2009, the District Council
approved the proposed changes to the boundary of
the Carsington and Hopton Conservation Area,
without further modification.
The approved Carsington and Hopton
Conservation Area boundary can be viewed in
Figure 12.
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15. U S E F U L
INFORMATION
CONTACT DETAILS

&

For advice about this appraisal or any further
information about Carsington & Hopton
Conservation Area, please contact either of the
following officers of the Conservation & Design
Section at Derbyshire Dales District Council;
Tanya Shaw
Design & Conservation Officer
Tel: 01629 761250
Email: tanya.shaw@derbyshiredales.gov.uk
Mark Askey
Design & Conservation Officer
Tel: 01629 761360
Email: mark.askey@derbyshiredales.gov.uk
Address: Planning & Development Services,
Derbyshire Dales District Council, Town Hall,
Bank Road, Matlock, Derbyshire DE4 3NN
Further Reading
For information about lead mining in Derbyshire:
“The Lead Legacy”, PDNPA, J Barnatt & R Penny,
2004
National Organisations
English Heritage, East Midlands Region
tel: 01604 735400
www.english-heritage.org.uk
Guidance
Website: www.derbyshiredales.gov.uk
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Appendix 1
Statutory Designations
Listed Buildings
Address

Grade

Tudor House & Tudor Cottage, Mining Lane, Carsington

II

The Cottage, Mining Lane, Carsington

II

Byre House, The Town, Carsington

II

Field House, The Town, Carsington

II

Repton Cottage, The Town, Carsington

II

Village Cross, Main Street, Carsington

II

Town End Cottage, Main Street, Carsington

II

Mininglow Cottage, Main Street, Carsington

II

Kingsford Farm, Main Street, Carsington

II

Swiers Farm, Main Street, Carsington

II

St. Margaret’s Church, Main Street, Carsington

II*

Garden House, Main Street, Carsington

II

The Miners Arms, Main Street, Carsington

II

The Glebe House, Carsington

II

Carsington & Hopton (Voluntary Aided) CE Primary School, Carsington

II

Hopton Hall, Hopton

II

Gatepiers & steps at Hopton Hall

II

Ancillary buildings at Hopton Hall (Hopton Close)

II

Garden walls & tower at Hopton Hall

II

The Lodge, Hopton

II

Gatepiers at The Lodge, Hopton

II

Dene Cottage, Ryder Point Road, Hopton

II

Arcaded Barn, off Main Street, Hopton

II

Hopton Manor, Main Street, Hopton

II

Walls & gatepiers at Hopton Manor, Main Street, Hopton

II

Townend House, Main Street, Hopton

II

1-4 The Almshouses, Hopton

II

Tudor Cottage, Main Street, Hopton

II

Woodbank House, Main Street, Hopton

II

The Ice House, Hopton Hall

II

Well west of Forge Cottage, Main Street, Hopton

II

