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1.0  introduction 1

1.05a ASSESSMENT  

Appraising the Content
The site and its context has been assessed in terms of the key 
issues which have a bearing on the development such as planning 
policies, topography, access, existing buildings, ecology,  
landscape etc.

1.05b INVOLVEMENT

Consultation
This full application follows on from two full approvals obtained 
previously (ref. 04/01472/FUL and 07/00443/FUL) and a previous 
refusal of Outline planning application ref. 19/00464/OUT. All 
available consultation documents relating to this previous 
application have been read and included in this application.

1.05c EVALUATION

Opportunities and Constraints
The evaluation of the site’s context providing an understanding of 
the strengths and weaknesses which guide the design philosophy.

1.05d DESIGN

Development Strategy and Vision
The evidence gathered through the assessment and evaluation is 
formulated into a development concept which seeks to balance the 
technical constraints against the key community benefits arising 
from the scheme.

Layout
Describes the different components of the development and their 
arrangement, vehicular and pedestrian routes and the 
arrangement of the built form.

Scale
Provides detail of the design parameters which guide the scale, 
including the height, width and length of new buildings.

Landscape
Outlines the character and design of the proposed green 
infrastructure including the structural landscape and open spaces.

Appearance
Describes the design objectives for the visual appearance and form 
of the new buildings.  

1.01 This Design & Access Statement is in support of the Outline
Planning Application made by Onyxrose Ltd for the 
redevelopment of 23 Wood Street, Hinckley.

1.02 The role of this document is to provide information regarding the 
process employed to determine the developable areas, to describe 
the broad design principles that have lead to the form and type of 
development proposed and to set the application site in context with 
its surroundings.

1.03 The proposed development expressly seeks to: 

§ Establish a Change of Use from industrial to residential.
§ Establish the major design criteria for a development of a high 

quality sustainable residential environment which makes a 
positive contribution to the conservation area.

§ Ensure the proposed development integrates with the existing 
settlement.

§ Provide a coherent set of proposals which protect and enhance 
the site’s visual amenities to create an attractive place to live.

1.04 The structure of the document is based on guidance produced by 
the DCLG (March2010) “Development Management Policy Annex: 
Information required and validation for planning applications” . 
Guidance is also taken from CABE’s “Design & Access Statements 
- 2006" and “By Design:Better Places to Live”. 

1.05 This statement is divided into the following sections:
§ Planning
§ Contextual Analysis
§ Design Concept
§ Development Proposals
§ Access

which demonstrates that the design process has followed the path 
of assessment - involvement - evaluation - design.



2.0  planning 2

2.01 A review of guidance published by CABE and other organisations 
has ensured that the development has been designed to the 
highest standards and that the development will have regard to best 
practice. 

2.02 “By Design” is a reference document by CABE and the following 
objectives will be included within the proposed scheme’s design 
strategy:

§ Character - creating a place with its own identity building upon 
good local examples.

§ Continuity & Enclosure - where public and private spaces are 
clearly defined, to include a green infrastructure framework.

§ Quality of the public realm - a place with attractive, enduring 
and successful outdoor areas that have a clear purpose.

§ Diversity - where there is variety and choice of routes, dwelling 
types and tenure. 

§ Movement - a clearly defined hierarchy of routes and spaces.
§ Legibility - a place that has a strong image and a layout which is 

easy to understand.  

2.03 The National Planning Policy Framework (NPPF) emphasises the 
role of design in improving the lives of people and communities. 

Achieving high quality design and a good standard of amenity is 
now a core planning principle for both plan making and decision 
making. 

2.04 Although this submission is an Outline Application it includes 
information which illustrates the principles for the design of the 
buildings themselves to demonstrate how a residential scheme will 
compliment and respect the policies applicable to a conservation 
area.  The submitted documents establish the framework for the 
overall scale, density, massing, height, landscape, layout and 
access; by focussing on the connections between people & places 
and the integration of the natural, built and historic environment, it 
addresses the fundamental criteria of NPPF. 

2.05 Planning law requires that applications for planning permission 
should be determined in accordance with the development plan 
unless material considerations indicate otherwise; NPPF is a 
material consideration in planning decisions.

2.06 The NPPF sets out the Government’s objectives for the planning 
system and how there should be a ‘Presumption in Favour of 
Sustainable Development’ and the planning system should facilitate 
and promote sustainable patterns of development, avoiding flood 
risk and accommodating the impacts of climate change.

The supporting evidence and reports submitted with this application 
will provide the necessary justification for the development of this 
site in accordance with NPPF.

2.07 The access section of this statement will summarise the  circulation 
and movement detailed within ’development proposals’ and will   
consider access for all users up to and through the development 
with the objective of providing equal and convenient access to 
spaces, streets and buildings.

2.08 The development embraces the design objectives set out in 
National Policy and follows the core best practice studies including 
the Urban Design Compendium (English Partnerships 2007), 
Manual for Streets 2 (2010), and Safer Places (ODPM 2004).

Local Planning Policies

2.09 Local references are the adopted Core Strategy (2009), the 
adopted Hinckley Town Centre Area Action Plan (HTCAAP) (2011), 
the adopted Site Allocations & Development Management Policies 
(SADMP) Development Plan Document (2016), Employment Land 
& Premises Review (ELPR) (2020) and Good Design Guide SPD 
2020. 

2.10 Policy DM19 of SADMP states “The Borough Council will take a more 
flexible apprroach to Category C sites for alternative uses, in accordance 
with the most up-to-date Employment Land and Premises Review and 
other Local Plan policies.”

 
2.11 The 2020 ELPR notes the following: “Low quality outdated 

buildings, although premises appear to be well occupied at 
present......... Based on quality of premises, protection is not 
a high priority.”  This has been updated from the 2013 ELPR 
which stated that the “premises appear to be well occupied, 
housing several established local businesses”.

2.12 The site is not suitable for the modern needs of industrial or 
commercial businesses.  Apart from this site, Wood Street is 
predominantly residential and not suitable for commercial vehicles.  
HGV access is precarious as can be seen from the photographs 
opposite. 

  
Planning History

2.13 In 2007 planning permission was granted (Ref;07/00443/FUL) for 
the demolition of a redundant industrial building and erection of 12 
apartments and the conversion of existing industrial building to form 
10 apartments (see appendix C).  The building proposed to be 
demolished was subsequently removed but no further part of the 
development has been implemented. 

2.14 Unfortunately the cost of implementing the approved scheme 
proved unviable with having to convert the existing older building 
and retaining the existing industrial use in the remaining building.

2.15 For over a decade the owners of the site have endeavoured to find a 
viable solution and have struggled to find tenants to keep the 
buildings occupied.  In 2016 a tenant running a dog care and dog 

grooming centre was refused planning permission (planning 
ref:16/00883/COU) and was forced to leave.

2.16 The owners have also liaised with the council’s Estates & Assets 
department to seek a solution but to no avail. 

2.17 Over the years many different developers have looked at taking on 
the site. Last year a developer came forward with a mixed use 
development but following a less than supportive pre-app 
consultation with the LPA and carefully considering the financial 
implications the scheme was deemed unviable.

  

2.18 Planning permission was granted in 2007 (ref:07/00443/FUL) for 

Wood Street is a narrow road that is not conducive to modern commercial traffic.  
Servicing of the industrial unit has to be carried out on the street due to inadequate 
access into the site:  this is hazardous to pedestrians, drivers and delivery personnel.

The access into Wood Street is 
substandard with tight radii into a
narrow road.  It does not provide 
adequate turning space for large 
commercial vehicles accessing 
the site.



2.0  planning 3

the demolition of one factory with erection of new apartment block 
and the conversion of a second building to apartments.

2.19 The years of stagnation has taken its toll on the condition of the site, 
and the buildings in particular, such that the cost of redevelopment 
using the existing buildings has increased.  Equally important is 
that the continued decline means the site is now detrimental to the 
quality of the  conservation area.  

2.20 The most recent outline planning application for access, layout and 
scale (19/00464/OUT) was refused at committee, despite being 

Conservation Area Map (2013) courtesy of HBBC
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recommended for approval by officers “due to the proximity of block 
A in relation to the existing residents opposite, would result in an 
unacceptable level of overlooking which is contrary to Policy DM10 
of the Site Allocations and Development Management Plan DPD 
2016 and the Good Design Guide SPD 2020.” (See appendix D).

2.21 Further to the refusal of application 19/00464/OUT the applicant 
was approached by another party regarding the purchase of the 
area of site to the West of the Cross Keys Yard which previously 
houses Block A. This area has now been sold and has been 
excluded from this application. 

Conservation Area

2.20 The site forms the far eastern corner of the Hinckley Town Centre 
Conservation Area and is covered in the 2013 Appraisal.  Of specific 
importance are the jitties which link Wood Street with Castle Street 
and the industrial buildings which mark the history of the town’s 
hosiery industry.

2.21 A Historic Building Survey prepared by Groundworks Archaeology 
is included with this application and provides a detailed background 
to the two buildings identified within the Council’s Conservation Area 
Appraisal.

2.22 It is proposed that the 20th century building be retained, but the 
earlier 19th century building will be rebuilt due to its very poor 
structural condition.  The overall scale and proportion of the building 
will be maintained and the materials and architectural detailing will 
be replicated.

2.23 Cross Keys Yard is adjacent to the site and this will be retained.

2.24 Section 72 of the Planning (Listed Buildings and Conservation 
Areas) Act 1990 states that special attention shall be paid to the 
desirability of preserving or enhancing the character of or 
appearance of a conservation area.

2.25 DM11 & DM12 of the Council’s SADMP also seek to protect and 
enhance the historic environment.   

2.26 As previously explained the owners and other developers have 
sought many alternative solutions to making use of the site and 
existing buildings: all have failed to come to fruition by proving to be 
unviable. As a consequence the site has continued to decline such 
that it now has a negative impact on the conservation area.  This 
proposal will rejuvenate this area and therefore be in full compliance 
with Section 72 and DM11 & DM12. 
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Site Location

3.01 The application site is 0.18ha and located at the eastern end of 
Wood Street which is a back street on the fringe of Hinckley Town 
Centre.  It also falls within the town’s central Conservation Area.

3.02 Although Wood Street is predominantly residential this site is 
designated an Employment site (HIN147) in HBBC’s adopted 
SADMP.

Local Amenities

3.03 Cross Keys Yard means pedestrians are only 30m from Castle 
Street, one of the principle shopping streets in Hinckley.  This site is 
therefore conveniently located close to the town’s major amenities 
which include:
-  Shopping and commercial centre - 300m
-  Swimming Pool & Leisure Centre - 350m

-  The Crescent Precinct & multiplex cinema - 500m
-  College - 300m
-  Medical Centre - 300m
-  Bus Station - 550m
-  Railway Station - 1km

Communications

3.04 The historic jitties provide excellent pedestrian links to the 
amenities described in 3.03.

3.05 Wood Street is a one way back street linking Castle Street with New 
Buildings.  These are local connector roads providing direct access 
to the towns major distributor roads providing links to Nuneaton and 
surrounding settlements and the national road network via the A5 
and M69.

3.06 The town’s central bus station and railway station are within easy 

walking distance and provide regular public transport 
communications with the surrounding area and the major cities of 
Leicester, Coventry and Birmingham. .

Landscape Character

3.10 The site is industrial in character although the rest of Wood Street is 
residential.  The surrounding  area  is very urban with little soft 
landscape features.

There is a perceptible rise in the first part of Wood Street which then 
flattens slightly across the site frontage.  The site has a fall from front 
to back.

The existing factory buildings dominate the site frontage and this 
end of the street.  The adjacent site where a factory has previously 
been demolished was included in the previous application but has 
subsequently been sold and is being re-developed independently of 
this application.

Constraints

Ÿ Conservation Area.
Ÿ The two existing factory buildings which are identified as having 

local importance.
Ÿ Cost of converting existing buildings.
Ÿ Maintaining historic jitty which runs adjacent to the site.
Ÿ Rear of existing properties on Castle Street which back onto the 

site limit outlook..
Ÿ Existing industrial site with potential contamination.
Ÿ Narrow street.
Ÿ Potential overlooking over existing residential properties along 

Priory Walk.

Opportunities

Ÿ To significantly improve the character and appearance of this 
part of the conservation area.

Ÿ Planning Policy which supports the redevelopment of the site for 
non-employment use.

Ÿ Prevent the continued deterioration of the site which has 
become blighted by lack of viable investment. 

Ÿ Remove uses which are incongruous with what is essentially a 
residential street.

Ÿ Deliver housing in a highly sustainable location within the town 
centre.

Ÿ Remove the risk of large commercial vehicles using a 
substandard access road that serves residential properties. 

I
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pedestrian link from Wood Street to Castle Street -
providing a direct link to the main shopping area.2empty factory building now in desperate need of

repair the cost of which has made it unviable1

the derelict building referred to in photo 2 has now 
been sold and is in the process of being renovated3

jitty alongside empty factory is an unwelcoming
route for pedestrians4 view of jitty from Castle Street end - the blind corners

bins and blank elevations  do not encourage 
pedestrian use

6fly tipping of rubbish along the jitty continues the 
deterioration of this pedestrian route5

1

2

3
4

5

6

11

12

10

7

8
9

14

13
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rear of original building with original single glazed 
metal windows - roller shutter door a later addition10

note number of large windows in factory
overlooking neighbouring house14rear of factory - note upper floor windows 

boarded up 11

later factory building with flat roof behind parapet
extended off original factory -
ground floor currently in use but first floor is 
unlettable and in need of significant repair

7

view across service area towards rear of 
Castle Street properties - rear windows appear
to be to non-habitable spaces

12

original factory typical Victorian character - 
very poor condition and repairs are no longer viable -
the local authority accepted as part of the previous 
application  that demolition of this building would be 
acceptable

8 junction between the two factory elements showing 
the only access to the rear car park and service area -
the width and poor pedestrian visibility makes it 
unsuitable for service vehicles

9

view through gap between factory and house -
dense hedge screening on boundary helps privacy13
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pedestrian route from Castle 
Street to Wood Street - 
has some overlooking from 
properties lining the route which 
makes it more user friendly

area of previously demolished
building now used as unofficial
car park
remnants of the old factory and
areas of overgrowth make this
area unsitghtly in the street scene

2 & 3 storey properties along Castle Street
forming southern boundary of site -
ground floors are retail units and upper floors
appear to be non-habitable -
rear of properties provide an unattractive 
outlook from the site

original factory tight to back of footpath -
west elevation dominates street scene when 
approaching site due to the demolition of 
an adjoining building

later factory building 
tight to back of footpath -
flat roof is in need of 
serious repair as is the 
remainder of the building

Cross Keys Yard - 
pedestrian route linking streets -
narrow and enclosed with blind
corners making the jitty very
unattractive to pedestrians and
encouraging anti-social
behaviour

one way

on
e w

ay

access into site under bridge link -
only small commercial vans and cars
can access through nad the buildings
either side severely restricts visibility -
existing factories need to be serviced
from the road 

both factory buildings create an enclosed
street scene and typifies the character
of this side of Wood Street 1990's housing

development - suburban
in character

modern 3-storey apartment
development on the site
of the former priory

large ground & first
floor windows in
factory overlooking
neighbouring gardens

private residential and business
 properties - gardens overlooked 
from existing first floor factory 
windows

conservation area
boundary
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parking parking

parking

apartments
apartments

pedestrian accesses maintained onto Castle Street

existing building demolished but rebuilt in matching 
materials and replicating architectural style, proportion 
& details -
this will provide new dwellings to modern standards 
but respect the heritage value of the original building

existing access widened

convert existing factory
into apartments.

new projections act as screens 
to help reduce overlooking into 
neighbours gardens

communal parking providing
a minimum of 100% 

New apartment building 
replicating footprint of existing 
factory fronting Cross Keys 
Yard will improve the jitty 
making it more user friendly 
providing passive surveillance

landscaping and tree planting
will break up the parking area &
soften and enhance the central area

low wall with railings and screen
planting to line jitty

4.0  design concept  8
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A
B

The 1930's building with flat roof behind a parapet is proposed to be 
converted into residential apartments.  A contemporary penthouse added to 
the top is set back from the perimeter of the existing building to reduce its 
visual impact without detracting from  the original character. 

The addition of the penthouse is enabling development to finance the 
refurbishment of the original building which is in need of repair and 
improvement to bring it up to modern standards.

Losing the bridge link is necessary to improve the existing access which is 
too restricted to satisfy highway safety standards.  It also separates the 
individual buildings which belong to differing periods and architectural 
styles.

Railings and planting replace the close boarded fence and will enhance the 
street corner and the use of Victorian style lamps will add to the character of 
this conservation area. 

The essence of the proposal is to maintain a tight street scene with buildings 
tight to the back of the footpath. 

The Victorian factory is in poor condition making conversion commercially 
unviable.  It is proposed to replace this with a new building which copies the 
scale and proportion of the original.  

Rebuilding will enable the new building to be eased back slightly from the 
road increasing the width of the footpath and thereby improving pedestrian 
safety and visibility from the site access.  

The reduced individual storey height of the proposed residential use means 
a third storey can be incorporated without noticeably increasing the overall 
height.  The fenestration will follow the original industrial character.

The bricks and slates from the demolition will be salvaged and re-used to 
build the replacement building.  Brick detailing will also replicate the original.
 

VIEW A  -  looking eastwards along Wood Street

VIEW B  -  looking westwards along Wood Street
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5.01 The access statement relates only to the access to the development 
and does not extend to the internal aspects of individual buildings 
which is covered by the Building Regulations.

Access to the site

5.02 The vehicular access will be from Wood Street where an existing 
access exists.  This is very restricted and will therefore be increased 
in width to comply with current highway standards.  This can be 
facilitated by the rebuilding of the Victorian factory.

5.03 Repositioning the old factory enables a wider footpath to be 
provided thereby improving the safety of pedestrians on Wood 
Street. 

5.04 Wood Street is a narrow one way street with a tight junction with 
New Buildings, therefore changing the use on the site from 
industrial to residential will improve highway safety and remove the 
potential for heavy commercial vehicles to the benefit of existing 
residents along Wood Street and Priory Walk.

5.05 There is one jitty along the western boundary of the site and another, 
Crown and Anchor Yard 250m to the West of the site.  These provide 
excellent pedestrian links onto Castle Street which runs directly into 
the town centre with all major amenities. 

5.06 The site is essentially level therefore all users will equal and 
convenient access from the public highway.

5.07 Bin stores are positioned to provide direct access to public road or 
footpath.

5.08 Entrances to all dwellings are within the maximum distance to the 
highway to ensure emergency services will have convenient and 
direct access.

  
Access Within The Site Area

5.09 Approaches to all the ground floor dwellings will be level, therefore 
access to and within the proposed development, is fully  
inclusive and allows people to get to the place on equal terms 
regardless of age or disability.

5.10 The proposed parking and access layout is designed to 
complement the proposed development and will be in accordance 
with Local Planning Guidance Regulations offering the minimum 
car parking sizes and distances between spaces. 

View up Wood Street from junction 
with New Buildings.

View up Wood Street with old factory building
dominating. 
Note narrowness of road

Existing access into site very tight
with inadequate visibility for vehicles 
leaving site - particularly hazardous 
for pedestrians crossing.

Proposal removes bridge link and 
widens access to provide safer
arrangement for both vehicles
and pedestrians.
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extract from Employment Land and Premises Review 2013 extract from Employment Land and Premises Review 2020
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SCHEME APPROVED IN 2007 - APPLICATION REF:07/00443/FUL
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IMPORTANT - PLEASE READ THE NOTES AT THE END OF THIS DOCUMENT

19/00464/OUT Page 1 of 2 REOUTZ

Town and Country Planning Act 1990

Refusal of Planning Permission

Name and Address of Applicant Name and Address of Agent (if any)
Onyxrose Ltd
c/o agent

Hayward Architects Ltd
19 Station Road 
Hinckley
LE10 1AW

Part I - Particulars of Application

Date of Application Application No.

26 April 2019 19/00464/OUT

Particulars and location of development:

Residential development of existing industrial site (Outline - access, layout and scale only) 

Factory Units 23 Wood Street Hinckley Leicestershire LE10 1JQ

Part II - Particulars of decision

In dealing with the application, through ongoing dialogue and the proper consideration of t he proposal in

 

accordance with Section 38(6) of t he Planning and Compulsory Purchase Act 2004, the local planning 
authority have attempted to work with the applicant in a positive and proactive manner by offering a pre-
application advice service and by seeking solutions to problems arising in relation to dealing with the
planning application as required by the National Planning Policy Framework (paragraph 38) and in 
accordance with the Town and Country Planning (Development Management Procedure) (England) Order 
2015 (as amended).  However, in this instance, it has not been possible to overcome the concerns raised 
and the proposal remains in conflict with the provisions of the Development Plan and therefore the 
application has been refused.

In pursuance of its powers under the Town and Country Planning Act 1990, the Hinckley and 
Bosworth Borough Council refuses to permit the carrying out of the development referred to in Part I 
hereof for the following reason:-

1. The development, due to the proximity of block A in relation to the existing residents opposite, would 
result in an unacceptable level of overlooking which is contrary to Policy DM10 of the Site Allocations 
and Development Management Plan DPD 2016 and the Good Design Guide SPD 2020.

Date :4 March 2021

Nicola Smith
Planning Manager
Development Management
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