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Background: 
Deacon Warehouse is now vacant and has a ground floor retail use with upper 
floors previously used for commercial/office space. This application proposes to 
retain the majority of the ground floor retail element while converting the rear 
part and the upper floors to accommodate six flats. 
   
The site: 
Deacon Warehouse consists an early 20thC three-storey brick and tile building 
sited at the corner of Derby Road and William Road Stapleford within the Town 
Centre. It covers the site up to the back of the pavement on both roads and has 
a small service access to the rear off William Road. The property sits on the 
boundary with an adjacent retail unit to the West (Farmfoods). There is no 
parking or other open land associated with the building 
 
Relevant Planning Policy: 
NPPF: 
At the heart of the NPPF is a presumption in favour of development. The core 
principles set out in paragraph 17 suggest Planning should; 
…Proactively drive and support sustainable economic development to deliver 
the homes, business and industrial units, infrastructure and thriving local places 
that the country needs.  
When delivering sustainable development paragraph 19 states: 
…The Government is committed to ensuring that the planning system does 
everything it can to support sustainable economic growth. Planning should 
operate to encourage and not act as an impediment to sustainable growth.  
 
In particular the following Chapters are relevant: 
 
6. Delivering a wide choice of quality homes (paragraphs 47-55) 
7. Requiring good design: (paragraphs 56-68) 
 
Section 6 states that: 
 
To boost significantly the supply of housing, local planning authorities should:  

o …Ensure that their Local Plan meets the full, objectively assessed needs 
for market and affordable housing  

o Housing applications should be considered in the context of the 
presumption in favour of sustainable development   

o Should normally approve planning applications for change to residential 
use and any associated development from commercial buildings   

 
Section 7 states that: 
 
Good design is a key aspect of sustainable development, is indivisible from 
good planning, and should contribute positively to making places better for 
people.  
Developments should: 

o Function well and add to the overall quality of the area,   
o Optimise the potential of the site to accommodate development   
o Reflect the identity of local surroundings and materials   



o Be visually attractive as a result of good architecture and appropriate 
landscaping.   

 
Broxtowe Aligned Core Strategy  
The Broxtowe Aligned Core Strategy was adopted in September 2014 and this 
now forms part of the development plan. Relevant Polices at the local level; 
 
POLICY 6:   Role of town and local centres  
Sets out the hierarchy of centres, with further details to be included in Part 2 
Local Plans. 
  
POLICY 8:   Housing size, mix and choice:  
Residential development should maintain, provide and contribute to a mix of 
housing tenures, types and sizes. 
 
POLICY H10:  Design and Enhancing Local identity 
This provides key guidance to ensure all development makes a positive 
contribution and takes note of issues such as safe and healthy environments, 
climate change, impact of motor vehicles, adaptability of design and 10 points 
relating to matters of design, density, massing, scale, ground conditions, safety, 
crime & disorder, landscape impact and so on.  
 
Broxtowe Local plan 2004 (saved policies): 
This plan is to be replaced, but before that some of the existing policies have 
been “saved” pending the adoption of a replacement plan currently in 
preparation. Saved policies include: 
 
Policy H4:  Subdivision or adaption of existing buildings - permission will be 
granted providing residents would have an acceptable standard of amenity, the 
development would not result in unacceptable parking problems and in the case 
of proposed flats above shops, the development would not prejudice the 
operation of the shop or premises by the loss of storage space or by preventing 
servicing. 
  
Policy T11: Guidance for parking provision  
New development will not be permitted unless appropriate provision is made for 
vehicle parking and servicing.  
 
Broxtowe Aligned Core Strategy (Draft Part 2 Local Plan)  
These are emerging policies. 
 
Draft Policy 10: Town centre and district centre uses  
Permission will only be granted for development at ground floor level providing it 
comprises an A1 use and does not result in an adverse impact on the vitality 
and viability of the centre and upper floor permission will be granted providing it 
comprises a ‘main town centre use’ as defined by the NPPF or residential 
accommodation.  
 
Draft Policy 15: Housing size, mix and choice  



Developments should provide an appropriate mix of house size, type, tenure 
and density to ensure that the needs of the residents of all parts of the borough 
are met. 
  
Draft Policy 17: Place-making, design and amenity  
States that development should integrate into its surroundings, provide 
adequate external storage and amenity space and ensure a satisfactory degree 
of amenity for occupiers of the new development and neighbouring properties.  
 
Pre-application advice 
Discussions have taken place with Council offices and this has been helpful in 
producing a more acceptable form of development. The Council considered the 
principle of redeveloping the site for flats to be acceptable.  
Some key points from that advice suggest; 
 

o Redeveloping the site could be considered to be positive in providing 
additional residential accommodation in a sustainable area within 
Stapleford Town Centre and bringing back into use an unused building.  

o It is seen as a positive aspect that there is an intention to retain the A1 
retail use and that redevelopment of this unit may attract future 
businesses.  

o Each flat is of sufficient size and the design is acceptable, it is considered 
likely that redeveloping this disused building into residential 
accommodation would be acceptable.  

o Flat 1 could provide a sufficient amount of space but it is concerning that 
the only window for the kitchen/lounge, is high level and small.  

o Flats 2, 3 and 4 would provide a sufficient amount of space and appear to 
have an acceptable amount of windows to provide light and outlook for 
future occupants.  

o It is important that roof lights provide sufficient ventilation to the 
bedrooms and can be controlled by occupants. 

o Space standards in the Housing Act (1985) suggest that Flats 5 and 6 
both have sloping ceilings which means when calculating minimum space 
standards, the floor space will only be measured from a minimum height 
of 2.1m so any other space below 2.1m will not be considered…. 

o In rooms with sloping ceilings, at least 50% of the floor area should 
ideally have a floor to ceiling height of at least 2.1m. 

o Although no outdoor amenity space is proposed for the site, it is within a 
short walking distance to Queen Elizabeth Park, which is 0.5 mile to the 
southeast.  

o Whilst no parking is available for the flats, it is considered to be 
acceptable due to the site being located within Stapleford Town Centre 
and its proximity to regular sustainable transport links.  

o On street parking is also available and therefore it is unlikely there would 
be a requirement for car parking.  

o Due to the proximity of the proposed residential flats to Farmfoods (56 
Derby Road), a retail use, the noise from their air conditioning units 
should be considered.  

o Attention should also be paid to noise insulation as there is likely to be an 
impact on these flats from the noise of deliveries and within the working 
hours the business is open 



o Shared communal bins would be preferred and the need for waste 
storage and collection from the retail units should also be considered. 

o The proposed shutter in the northeast elevation for the bin store, should 
be reduced in size so as not to be a dominant feature in the street scene.  

 
Planning and Design considerations: 
The above advice has been taken into account in preparing the final submission 
plans. Work is on going relating to possible noise issues from the adjacent retail 
unit. Retail waste options will be dealt with separately. 
 
Design: 
The development is essentially related to internal conversion work and there are 
limited changes to the external appearance. Retaining the original features of 
the building is considered to be a positive aspect of the conversion. The three 
new windows in the northeast elevation will have matching stone cills and retain 
the style of the existing sash windows.  Brick detailing on the front elevation is 
seen as a key feature of the building and will be retained. Velux windows are 
proposed in the roof areas on three side elevations to serve flats 5 & 6. 
 
Household and neighbour amenity: 
The building has no immediate residential neighbours and with the exception of 
the adjacent retail unit and potential disturbance to future occupiers (which is 
being addressed), there is unlikely to be any material impact on local residents. 
 
Access: 
Access to the flats is from William Road through side door entrances created in 
the space currently a shop window and new door entrances in the brickwork at 
its northern end of the street elevation. 
 
Parking: 
As discussed at pre-app stage the site has no space available beyond the 
building envelope that would be suitable for parking. At current parking 
standards the flats would normally require 6 parking spaces. However, in 
mitigation the site is within the Town centre and close to available on street and 
off-street Town Centre parking spaces. It is also on established regular bus 
routes serving the wider area. 
 
Conclusion: 
The building at Deacon House is currently vacant and has the opportunity to 
provide improved and retained retail floor space together with an opportunity to 
provide 6 flats that could be regarded as affordable accommodation. Pre-app 
discussions have helpfully highlighted appropriate improvements to the design, 
which now form part of the current submission. The use is wholly appropriate to 
this Town Centre location and should be approved. 
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