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1.0 Introduction. 
 
This proposal is for full detailed planning approval to allow garden land to the rear of both 27 & 29 
Nottingham Road, Stapleford to be used for the erection of three detached dwellings.  
 
The three proposed properties will all be mature large family properties. 
 

 
The proposed site is highlighted in red.  Site Location (not to scale). 

The proposed application site currently forms part of the generous curtilages of both 27 & 29 
Toton Lane.  

 
Whilst the application could be tandem development, the owners of 29 Toton Lane have already 
established the principal of residential development to the rear of their land following the grant 
of an outline planning application reference 16-00748-OUT granted planning permission in 
January 2017. This submission agreed that two large mature dwellings could be constructed 
within the large extended garden curtilage. 
 
The latest proposal sees the rear garden of 27 Toton Lane included within the application site to 
allow a third dwelling to be included. 
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This submission will see both driveways serving the two dwellings be combined into a single 
private driveway which will serve both the existing properties along with the additional three 
new dwellings giving a total of 5 properties. This is the maximum number of properties that can 
be accessed off a private drive. 
 
Whilst the access uses will be intensified the access arrangement will be far greater than the 
current narrow access drives serving the two dwellings. 
 
The proposal has been carefully designed to retain as many of the mature trees in and around 
the site. However, as the proposal requires the removal of several trees an arborists report has 
been compiled to accompany the application. 
 
An existing old garage serving 29 Toton Lane will be demolished to facilitate the proposal. This is 
the same as agreed with the outline planning permission. 
 
The proposal requires the removal of a number of trees and an arborists report has been 
compiled to accompany the application. 

2.0 Assessment 

 

Site Features and Location 
 
The site is situated within an established suburban setting of Stapleford and is accessed off an 
adopted highway known as Toton Lane. 
 
Little of the residential dwellings fronting Toton Lane are visible in the street scene is seen as the 
majority of them are detached properties set well back from the public highway in an elevated 
position. 
 
The application site is garden land although part of the land to the rear of 29 Toton Lane is hard 
surfaced and used for informal car parking purposes. The site is solely surrounded by residential 
dwellings all bespoke in design and with varying architectural styles. 
 
To the north of the site is a residential dwelling 25 Toton Lane which has a large domestic curtilage 
which abuts the land. 
 
To the south of the site is the same situation with 35 Toton Lane although the property is set back 
so that it abuts the area to be developed. This situation has influenced the design of the site layout. 
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Aerial view of the site. 
 
 

 

 
Photograph of the garage to the rear of 29 Toton Lane to be demolished to facilitate the 

proposal. 
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Photograph of the access serving 29 Toton Lane looking towards the public highway. 

 

 
View of the site access looking along Toton Lane towards Stapleford. 
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View of the site access looking along Toton Lane towards Bramcote. 

 

 
View of the part of the garden (29 Toton Lane). 
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The western boundary abuts the gardens to 18 & 20 Lancaster Avenue. 
 

The land is elevated above Toton Lane by some 3.88 metres, the application developable area 
has a slight gradient running from west to east providing a 2.0 metre fall over the sites length. 
From south to north, the land has a fall of approximately 1.0 metre. 
 
The floor levels of the proposed dwellings are included within the application as well as the 
driveway levels. The revised arrangement which formed part of the previous outline planning 
application has been improved which has allowed the driveway to be provided with a more even 
gradient.  
 

Landscape 
 

The site is currently split into three halves, the garden space to the rear of 27 Toton Lane separated 
from the garden to 29 by a mixed hedging and trees. The garden to 29 Toton Lane is split into two 
distinct halves and separated by an existing privet hedge which will be removed to facilitate the 
proposal. The land to north of the hedge line has been hard surfaced whilst the southern part of 
the garden is turfed. 
 
There are several trees surrounding the site most of which will be retained. Reference is made to 
the arborists report which accompanies the application. 
 

Movement Routes. 
 

The site is situated within the built up urban location of Stapleford off Toton Lane a classified 
Road (B6003) that links the town of Stapleford with the A52 trunk road which links the cities of 
Derby & Nottingham. 
 
The application site has ample off the road parking and the development will be able to provide 
four parking spaces for the new dwellings and a minimum of two spaces for the existing dwelling. 
 
Toton Lane has regular bus services to Ilkeston & Nottingham. 
 
The town centre of Stapleford with its shops and employment opportunities are situated within 
walking distance of the application site. 
 

Historic Context 
 
The application site has an historic use as garden land, the date the dwelling was constructed on 
the site is not known however it is an early post war property. 
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Prior to the grant of the outline planning application in January 2017, there is only one entry in 
the planning register in respect to this property which was application reference 77/00922/FUL 
for a two-storey extension lodged in 1978 which was withdrawn.  
 

 
Extract from the 1938 Ordnance Survey Plan. The application site is ringed in red. 

 

Social 
 

Local Aspirations 
 
The development will make use of two generous domestic garden areas which can form a 
development plot for three dwellings.  
 
Although tandem development the design proposed for the residential development will accord 
with its surroundings and not impinge on the amenity of existing surrounding dwellings. 
 

Economics 
 

The proposal will see the creation of three dwellings to the location and the occupants will give 
support for the local economy.  
 
The new dwellings will utilise an area of land which is difficult for the dwelling owners to manage 
and which has been underused for some time.  
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The proposal will provide local employment during the construction phase as well as creating 
sales opportunities for local trade suppliers. 

PLANNING POLICY 

 
National Planning Policy Framework. 
 

Chapter 7. Requiring good design. 
 
Planning Policy Note 56.  The Government attaches great importance to the design of the 
built environment. Good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places better for 
people. 
Planning Policy Note 57. It is important to plan positively for the achievement of high quality and 
inclusive design for all development, including individual buildings, public and 
private spaces and wider area development schemes. 
 
Planning Policy Note 58. Local and neighbourhood plans should develop robust and 
comprehensive policies that set out the quality of development that will be expected for the 
area. Such policies should be based on stated objectives for the future of the 
area and an understanding and evaluation of its defining characteristics. 
 
Planning policies and decisions should aim to ensure that developments: 
● will function well and add to the overall quality of the area, not just for the short term but over 
the lifetime of the development; 
establish a strong sense of place, using streetscapes and buildings to create attractive and 
comfortable places to live, work and visit; 
● optimise the potential of the site to accommodate development, create and sustain an 
appropriate mix of uses (including incorporation of green and other public space as part of 
developments) and support local facilities and transport networks; 
● respond to local character and history, and reflect the identity of local surroundings and 
materials, while not preventing or discouraging appropriate innovation; 
● create safe and accessible environments where crime and disorder, and the 
fear of crime, do not undermine quality of life or community cohesion; and 
● are visually attractive as a result of good architecture and appropriate 
landscaping. 
 
Planning Policy Note 59. Local planning authorities should consider using design codes where 
they could help deliver high quality outcomes. However, design policies should 
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avoid unnecessary prescription or detail and should concentrate on guiding the overall scale, 
density, massing, height, landscape, layout, materials and access of new development in relation 
to neighbouring buildings and the local area more generally. 
 
Planning Policy Note 60. Planning policies and decisions should not attempt to impose 
architectural styles or particular tastes and they should not stifle innovation, originality or 
initiative through unsubstantiated requirements to conform to certain development forms or 
styles. It is, however, proper to seek to promote or reinforce local distinctiveness. 
 
Planning Policy Note61. Although visual appearance and the architecture of individual buildings 
are very important factors, securing high quality and inclusive design goes 
beyond aesthetic considerations. Therefore, planning policies and decisions should address the 
connections between people and places and the integration of new development into the 
natural, built and historic environment. 
 
Planning Policy Note 62. Local planning authorities should have local design review 
arrangements in place to provide assessment and support to ensure high standards of design. 
They should also when appropriate refer major projects for a national design review. 
 In assessing applications, local planning authorities should have regard to the recommendations 
from the design review panel. 
 
Planning Policy Note 63. In determining applications, great weight should be given to 
outstanding or innovative designs which help raise the standard of design more generally in the 
area. 
 
Planning Policy Note 65. Local planning authorities should not refuse planning permission for 
buildings or infrastructure which promote high levels of sustainability because of concerns about 
incompatibility with an existing townscape, if those concerns 
have been mitigated by good design (unless the concern relates to a designated heritage asset 
and the impact would cause material harm to the asset or its setting which is not outweighed by 
the proposal’s economic, social and environmental benefits). 
 
Planning Policy Note 66. Applicants will be expected to work closely with those directly affected 
by their proposals to evolve designs that take account of the views of the 
community. Proposals that can demonstrate this in developing the design of the new 
development should be looked on more favourably. 

 
Relevant Broxtowe Borough Council Local Plan policies to this proposal are listed below: 
 

POLICY K1 – SUSTAINABLE DEVELOPMENT 
K2    The Council will make provision for the development of a thriving economy in the Borough 
by:   
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(a)  encouraging development proposals which create additional employment  
opportunities or assist in diversifying the economic base, subject to compliance  
with other relevant policies of the plan;  
 
(b)  ensuring  an  adequate  and diverse  supply  of  land  and premises  for  employment 
development;  
 
(c) ensuring the provision of adequate transportation, infrastructure and services to support 
development; and  
 
(d)  reconciling the demands of economic regeneration with protection of the environment. 
 
POLICY K3 – HOUSING 
 
K3    The  Council  will  make provision  for  the  housing  needs  of the  community,  including  the 
requirement  for  new  dwellings identified  in  the  Nottinghamshire  
Structure Plan, by:   
 
(a)  wherever  possible,  making best  use  of  previously developed  and  degraded  land and 
buildings; 
 
(b)  locating  new  housing  in  areas accessible  to  employment opportunities,  shops  and 
services, and with good access to public transport;  
 
(c)  safeguarding  valuable environmental  and  heritage features,  including  protecting the  
character  and  amenity  of existing built-up areas;  
 
(d)  promoting high quality layout and design at higher densities of development;  
 
(e)  securing the provision of an appropriate amount of affordable housing; and  
 
(f)  encouraging measures to maximise energy efficiency in housing layout and design. 
 
POLICY K6 – THE ENVIRONMENT 
K6  Proposals  for  new  development will be assessed in the context  of  existing  land  uses  and 
developments on adjacent land, and planning  permission  will  not  be granted  where  the  
character  and quality  of  the  environment and  the level of amenity currently enjoyed would be 
unreasonably harmed.  
Where exceptional circumstances have been demonstrated to support development which 
would result in damage to environmental assets, the Council would expect provision to be made 
to compensate for this harm.  
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POLICY K7 – ACCESS AND DESIGN 
K7    The Council will  require that new  development  is  located  and designed so as to minimise 
the need for  travel  and  to  encourage accessibility  by  public  transport,  
cycling and on foot. 
 
POLICY E1 – GOOD DESIGN 
E1  Planning  permission  will  not be  granted  for  development which  does  not  include  each 
of  the  following criteria where relevant:  
 
  a)  The creation or  retention of  a  high  standard  of amenity  for  all  users  of the  new  
development and  occupiers  of neighbouring property;  
 
  b)  Design features to enable safe and convenient use of buildings and facilities  
by people with limited mobility;  
 
  c)  Measures to assist in waste minimisation and recycling;  
 
  d)  A safe and secure environment, where necessary including crime prevention  
features;  
 
  e)  A high standard of architectural design in terms of scale, mass and materials;  
 
  f)  Respect for the character of the setting of the proposed development;  
 
  g)  A high standard of landscaping;   
 
h)  A high standard of design of open spaces within the development, where provided;   
 
I)  Safe and convenient access for vehicles, cyclists and pedestrians; and  
 
j)  Sustainable techniques to minimise the impact of surface water discharges.        
 
POLICY E2 – ENERGY EFFICIENT DESIGN AND LAYOUT 
Planning  permission  will  not be  granted  for  development unless  the  applicant  has 
demonstrated  that  the  issues of energy-efficient design and layout have been addressed. 

 
Involvement 
 

The application has not been subject to any site-specific pre-application consultation or 
negotiation, although the design has used the principals of the development which were agreed 
as part of planning application reference 16-00748-OUT. 
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Evaluation 
 

The development proposes a residential development in proposing three new dwellings a 
bungalow and a detached dwelling.  
 

3.0  Design. 
 
The site is classed as a ‘Tandem Development’ site without a direct road frontage. As such the 
design needs to be carefully designed so as not to impinge on the residential amenity of the 
neighbouring properties, in this case numbers 25 & 35 Toton Lane, along with 18-23 Lancaster 
Avenue which abuts the rear boundary of the site. 
 
All the surrounding properties are detached dwellings. 
 
35 Toton Lane presents the greater design consideration with emphasis on its location as it is set 
back from the public highway. To protect its amenity & outlook, Plot 1 of the proposed 
development has been designed to be part single storey and positioned in a way that any 
relevant fenestration does not result in the existing property being overlooked. There is a 
separation distance of 18.0 metres from the rear face of 35 Toton Lane and the first-floor 
element of Plot 1. 
 
Plot 1 has been given a reduced ground level of 103.70 metres which is 1.08 metres lower than 
the existing dwelling, the boundary will retain approximately 1.0metre of land. The reduced floor 
level will help reduce the impact of the new dwelling. 
 
There is a separation distance of 28.00 metres between the rear of Plot 1 & 18 Lancaster Avenue. 
The rear garden depth ranges from 14-20 metres in depth. 
 
There is a separation distance more than 38 metres between the frontage of Plots 1 & 2 and the 
rear face of 29 Toton Lane one of the host dwellings. Plot 2 is set 700mm higher than Plot 1 to 
allow for the rise in land levels. Plot 2 has a garden space ranging in depth of 13-17.00 metres. 
 
There is a separation distance between Plot 3 and 27 Toton Lane (host dwelling) of 
approximately 31.0 metres whilst the separation distance to 25 Toton Lane is more than 40 
metres. Plot 3 has a large mature garden. 
 
 

Scale 
 

The site area is 3696.00 square metres. 
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Landscaping 
 

The proposal will see the existing overall site boundary treatments retained where possible. 
 
The existing trees on site will be retained where possible but it is acknowledged that to facilitate 
the development many trees will need to be removed. 
 
The hard and soft landscaped area will be finalised prior to commencement of works on site. 
 

Appearance 
 

The appearance of the proposed dwellings building will not follow any local distinct design 
pattern but provide a bespoke individual appearance not intending to follow any periodic 
scheme, it will however be sympathetic to the adjacent dwellings. 
 
The buildings will be built from traditional materials, using facing brickwork and tiles selected to 
enhance and establish the quality of the design. 
 

Movement 
 

The site will be accessed by an existing vehicular access which will be upgraded and widened to 
meet the design criteria of the Nottinghamshire County Council 6C’s guidelines.  
 
The proposed access will be a private drive with an overall width of 5250mm.and have an 18.0 
metre turning head to allow access for delivery and emergency vehicles. 
 
There will be a purpose made bin storage hardstanding at the sites entrance for the collection of 
refuse on collection days. 
 
Each new dwelling will have a minimum of four parking spaces. 
 
The site is situated within a sustainable built up existing residential location. 
 

Sustainability 
 
The dwellings will be designed to meet the requirements of the latest Building Regulations to 
ensure that carbon emissions are of a minimum.  
 
All the external materials, including windows and doors will have effective U values to minimize 
heat loss and to gain where possible the benefits of solar gain.  
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The building will have low energy light fittings over and above the requirements of the current 
building.  
 

Topography. 
 
The site has gradients that have influenced the design layout of the scheme.  
 

Ecology. 
 

No significant ecology will be affected by the proposal although it is acknowledged that the trees 
to be removed should be done so outside any nesting season for birds.  
 

  


