
 

 

 
 

 
PLANNING COMMITTEE – 21 July 2021 

 
 

REFERENCE NUMBER: 21/00139/FL Application Expiry Date: 27.07.2021 
Application Type: Full application 

 
Proposal Description: Demolition of existing single storey outbuilding and erection of a 

detached dwelling with associated garden and parking (Conservation 
Area) 
 

At: 
 

2 Stretton Road, Morton, Alfreton, DE55 6GW 

For: Mr J Funnell 
 

Third Party Reps: 
None 

 Parish: Morton 

  Ward Name: Pilsley and Morton Ward 
 
Author of Report: Emily Cartwright Date of 

Report: 
05.05.2021 

 

MAIN RECOMMENDATION:           CONDITIONALLY APPROVE 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Fig 1: Site Location Plan  

 
 
 
 



 

 

 

1.0 Reason for Report 
 

1.1 This application is being considered by planning committee due to the applicant 
being an elected member of this Authority. 

 
2.0 Proposal and Background 
 
 Site Description 

2.1 The application site comprises a detached two storey traditional limestone 

dwelling, with attached former brick stable block which has been converted and 

redeveloped into garaging and additional accommodation. A further detached 

brick outbuilding is sited along the north eastern boundary within the rear 

garden. 

2.2 Situated to the north of Stretton Road, the dwelling is set back from the highway 

behind a dry stone wall and mature hedging and has a gravel driveway which 

provides the off road parking for several vehicles and is served by landscaped 

gardens which surround the dwelling. 

2.3 To the north west, and north of the dwelling are residential properties, to the 

north east is Morton Cricket Club, the public house Sitwell Arms is situated to 

the east and the Grade II Listed Holy Cross Church to the south.  

2.4 The streetscene in the vicinity is a mix of semi-detached dormer bungalows, 

semi-detached dwellings, single storey detached dwellings and two storey 

detached dwellings of brick, stone and render finish. 

2.5 The application site is located within the Morton Conservation Area and the 

defined Settlement Development Limit for Morton   

 

 Proposal 
 
2.6 Full permission is sought for the demolition of an existing single storey 

outbuilding and the erection of a detached dwelling with detached double 
garage and associated garden and parking. 

 
2.7 The proposed two storey detached bedroom dwelling would be constructed on 

the footprint of the demolished outbuilding. The four bedroom dwelling would 
be constructed from natural coursed stone, with stone head and sills and Marley 
Eterenit roof tiles in Charcoal. 

 
2.8 The detached garage would be sited within the north-western corner of the site, 

providing cover for two vehicles. Additional parking spaces is allocated to the 
front of the dwelling. 

 
3.0 Amendments 
 
3.1 The agent has submitted a revised block plan (JC/K63/701/B) showing the 

proposed hardstanding details. These include a 1m wide paved area around 



 

 

the building and 3.9m wide disabled parking space on ‘grasscrete’ and a 
disabled ramp serving the door within the south east (facing) side elevation.  

 
4.0  Relevant Planning History 
 

4.1      81/00875/OL – Residential development (3 No.bungalows) (outline) (CA) 

4.2 18/00995/FLH - Partial demolition of outbuilding with erection of new single 

storey extension and detached garage (Conservation Area) (CA) 

4.3 19/01244/FL - Demolition of existing single storey outbuilding and the erection 

of two detached dwellings with associated garden and parking (Conservation 

Area)(Amended Plans) (CA) 

 
5.0 Consultation Responses 
 
5.1 The Parish Council provided no comments on the application. 
 
5.2 The Ward Member provided no comments on the application  
 
5.3 County Highways Authority (HA) were consulted, and commented that the 

application is similar in highway terms to a previous application at this site, 
under application reference 19/01244/FL, which sought consent to two 
detached dwellings. The HA raised no objections to this previous application, 
on this basis there are no highway objections to the above proposal which 
seeks consent for a single detached dwelling, subject to conditions being 
appended to any consent in the interest of highway safety. 

 
5.4 Derbyshire Wildlife Trust (DWT) were consulted, and provided repeated 

advice from previous application for a condition requiring a pre-
commencement check for any signs of bats in the outbuilding.  

 
5.5 Environmental Health (EHO) were consulted and have no comments to 

make regarding the variation, and therefore do not object to the proposal. 
 
5.6 The Coal Authority (CA) were consulted on the application, concurring with 

the recommendation of the submitted Coal Mining Risk Assessment (CMRA). 
Based on the submitted information and the assumptions outlined, the Coal 
Authority wishes to raise no objection to the planning application. The 
imposition of a condition to secure investigations and remedial works, as set 
out in our initial consultation response letter, are no longer necessary.  

 
5.7 Severn Trent Water (SW) were consulted, however no comments have been 

received. 
 
6.0 Representations 
 
6.1 The application was publicised by way of neighbour letters and the display of 

a site notice. No representation letters have been received.  
 



 

 

 
7.0 Relevant Policy and Strategic Context 
 
 North East Derbyshire Local Plan (Adopted November 2005) 

7.1 The following policies of the Local Plan are material to the determination of 
this application: 

 

GS1 Sustainable Development 

GS5 Settlement Development Limits 

BE1 General Design Principles 

BE11 Development within and Adjoining Conservation Area 

H2 Housing Development on Other Sites within the Settlement Development 

Limit 

H12 Design and Layout of New Housing 

T2 Highway Access and the Impact of New Development 

T9 Car Parking Provision 

CSU4 Foul and Surface Water Drainage 

CSU6 Land Contamination 

 

 Emerging North East Derbyshire Local Plan (Under Examination) 
 
7.2 The emerging Local Plan (eLP) was submitted for examination in May 2018, 

with public hearings taking place in November/December 2018 and March 

2019. The Inspector issued her interim findings in letters dated 18 February and 

21 March, 2019.  Consultation on Main Modifications was undertaken in 2020 

ending on 31st January 2021. All comments/representations received have 

now been forwarded to the Inspector and it is expected that the plan will be 

adopted in early summer 2021. 

7.3 The emerging Local Plan is therefore at an advanced stage and should be 

attributed appropriate weight in decision making.  

 
7.4 The following emerging Local Plan policies are material to the determination 

of this application:  
 

SS1 Sustainable Development 

LC5 Residential Extensions 
SDC5 Development within Conservation Area   
SDC11 Flood Risk and Drainage 

SDC12 High Quality Design and Place-Making 

   
National Planning Policy Framework (NPPF) 

 
7.5 The overarching aims of the National Planning Policy Framework (NPPF) have 

been considered in the assessment of this application. The main sections are 
covered in the assessment below. 



 

 

 
Other Material Planning Considerations  

 
7.6 Successful Places Interim Planning Guidance, adopted December 2013.  
 
 
8.0 Planning Issues  
 
 Principle of Development 

 

8.1 The application site is situated within the Settlement Development Limit for 

Morton, and, as such, Local Plan Policy GS5 indicates that the general principle 

of development is acceptable provided that (a) it would not be detrimental to 

the character and appearance of the site and it surrounding environment; and 

(b) it would not have a detrimental impact on the amenities of neighbouring 

occupiers and uses.  

8.2 Local Plan Policy BE11 requires that proposals within or adjacent to a 

Conservation Area should preserve or enhance the character of the 

Conservation Area. It also takes into consideration the architectural and historic 

interest of the building and the contribution that it makes to the Conservation 

Area, the quality of any replacement building proposed. 

8.3  Emerging Policies within the Publication Draft include Policy SS7 which 

considers redevelopment of unallocated land within Settlement Development 

Limits. This policy is supportive of development, providing it’s of a scale and 

design that would be in keeping with the character of the surrounding area. The 

policy accords with the NPPF and should therefore carry weight in the decision 

making process. 

8.4 The NPPF looks to support sustainable development, good design is a key 

aspect of this. Development should be visually attractive, sympathetic to the 

local character and history of the area and maintain a good sense of place. 

8.5 It is noted that the principle of development of the site has been established 

through the granted of two dwellings under application19/01244/FL. In view of 

the above, it is considered that the proposed development within the Settlement 

Development Limit to be acceptable in principle.   

 
Design and Impact on the Character of the Area Considerations 

 

8.6  Local Plan Policy states that development will be permitted provided it would 

not be detrimental to the character and appearance of the site and its 

surrounding environment and it would not have a detrimental effect on the 

amenities of neighbouring occupiers and uses.  

8.7 The site comprises of a garden featuring an outbuilding which is in a state of 

disrepair associated with Church Farm; a large detached house which sits to 



 

 

the south of the site. A stone and brick boundary wall frames the site to the 

west, north and east.  

8.8 The existing outbuilding would be demolished and removed from site to allow 

for the construction of the proposed dwelling. The detached dwelling would be 

sited to the north of the site on the footprint of the outbuilding and the detached 

garage would be located within the north-western corner of the site adjacent to 

the neighbouring properties garage. The position of the dwelling reflects the 

staggered relationship with Church Farm and Holland Close. The dwelling and 

garage would both be constructed from natural coursed stone, with stone head 

and sills and Marley Eterenit roof tiles in Charcoal. The design of the dwelling 

and proposed materials are considered to be of a good quality and would 

enhance the existing site, and complement the mixed character of the area. 

8.9 Officers consider that the proposed development would be of an appropriate 

scale in keeping with the character of the neighbouring properties and mixed 

street scene. 

8.10 The proposed garden areas exceed the guidance as set out in Successful 

Places and are considered to be acceptable, and do not in Officers view 

represent an overdevelopment of the site. The submitted boundary and 

landscaping details are both deemed to be sympathetic to the character of the 

area. These details are considered to be sufficient, and a suitably worded 

condition shall be attached in order for these to be retained throughout the life 

of the development. 

8.11 In view of the above, it is considered that the proposed dwelling would be of a 

style, proportion and materials in keeping with the surrounding streetscene and 

the overall design of the scheme is considered to accord with Successful Places 

and Officers consider that the scheme is acceptable in design terms. 

Conservation Area Considerations 

8.12 Local Plan Policy BE11 requires that proposals within or adjacent to a 

Conservation Area should preserve or enhance the character of the 

Conservation Area. It also takes into consideration the architectural and historic 

interest of the building and the contribution that it makes to the Conservation 

Area, the quality of any replacement building proposed. 

8.13 The requirement of Section 72 of the Planning (Listed Building and 

Conservation Areas) Act 1990 makes it a statutory duty for Local Planning 

Authorities to have special regard to the desirability of preserving or enhancing 

the character and appearance of the Conservation Area. 

8.14 In this context, ‘’preservation’’ means to cause no harm and this a matter of 

paramount concern in the decision-making process. It is considered that the 

proposal would preserve the existing character and is not considered to be 

harmful to the Morton Conservation Area. 



 

 

8.15 The proposal is considered to accord with Policy BE11 of the North East 

Derbyshire Local Plan and policies SDC5 and SCD6 of the North East 

Derbyshire Local Plan Publication Draft. 

 

Privacy and Amenity Considerations 
 

8.16 Policy GS5 seeks to ensure that development should not be detrimental to the 

character and appearance of the site and surrounding environment and the 

amenity of neighbouring residents.  

8.17 The properties most likely to be affected by the proposed development would 

be the application dwelling; Church Farm, the neighbouring property to the west 

No 2A and to the north 8 Holland Close.   

8.18 In terms of overlooking and loss of privacy, the proposed dwelling would not 

feature any side facing openings; therefore preserving the existing privacy of 8 

Holland Close and 2 Stretton Road. It is noted that openings within the front 

elevation of the proposed dwelling would face the side elevation of No2A which 

features a number of openings. This relationship has been assessed, and due 

to the angle of the openings it is deemed acceptable as there would be no direct 

overlooking. It is also noted that No2A’s detached garage and the proposed 

garage would block any views into the private amenity space. 

8.19 In respect of loss of light and overshadowing, the proposed dwelling is sited to 

the south of 8 Holland Close. As such the scheme has been assessed against 

guidance given in Successful Places Design Guide, and the 45 degree rule has 

been applied to the site; which confirmed that no detrimental overshadowing 

would occur. 

8.20 In summary, it is considered that the proposed development would be 

acceptable in terms of privacy and amenity of neighbours. It is also considered 

that the proposed development will provide adequate standards of privacy and 

amenity for future occupiers of the new dwellings. 

 
Highway Safety Considerations 

 

8.21  Policy T9 seeks to ensure that proposals for development have sufficient off 

road parking.  

8.22 The submitted plans illustrate that the existing access off Morton Road would 

be utilised and the proposed dwelling would feature a detached double garage 

with parking to the front. 

8.23 The Highway Authority was consulted on the scheme who raised no objections, 

subject to conditions being appended to the consent in the interest of highway 

safety.  



 

 

8.24 In conclusion, there are no highway objections to the proposals subject to 

conditions and it is therefore considered that the application accords with 

Policies T2 and T9 of the North East Derbyshire Local Plan. 

 
Ecology and Biodiversity Considerations 

 
8.25 The applicant has submitted a Preliminary Ecological Appraisal (July 2019) 

prepared by JT Ecology (July 2019) which has been reviewed by DWT. DWT 

raised no objections and confirmed that in line with the recommendation within 

the report, conditions to protect species and help provide an overall net gain for 

biodiversity in line with should be added to any decision.  

8.26 It is noted that recommended pre-commencement check of the outbuilding 

condition is not necessary as the submitted bat inspection letter (prepared by 

JT Ecology, February 2021) confirms that during the dust and dawn emergence 

survey no bat was recorded emerging from or entering the outbuilding on site. 

8.27 In view of the above, Officers are satisfied that the proposed scheme would 

provide an overall net gain for biodiversity 

Land Contamination Considerations 

8.28 Environmental Protection have reviewed the application site and initially 

queried the historic use of the land due to a lack of details. Subsequently the 

applicant provided additional details and EHO noted that the submitted 

information suggested that the conditions that were initially recommended were 

not necessary in that there is no evidence of potentially contaminative historical 

uses of the buildings and that any made ground if discovered will be removed 

from site. 

8.29 On this basis EHO confirmed that the risk to the proposed development is low 

and recommend conditions to allow for any contamination if discovered during 

the development of the site to be brought to their attention and addressed as 

necessary. 

8.30 In view of the above, Officers are satisfied that the proposed scheme would not 

lead to land contamination or stability concerns. 

Ground Stability and Drainage Considerations 

8.31 The site falls within a defined Development High Risk Area. As such, a Coal 

Mining Risk Assessment has been submitted. The Coal Authority (CA) 

reviewed this, and commented that they concur with the recommendations; that 

coal mining legacy potentially poses a risk to the proposed development and 

that intrusive site investigation works should be undertaken prior to 

development in order to establish the exact situation regarding coal mining 

legacy issues on the site. 

8.32 Subsequently the applicant provided a ‘Project Daily Report’ identifying site 

investigation works that had been undertaken. The CA was re-consulted who 



 

 

confirmed that based on the submitted information and the assumptions 

outlined they raised no objections and the imposition of condition to secure 

investigations and remedial works, as set out in their initial consultation 

response letter would no longer be required. 

8.33 The site falls within a Flood Zone 1, which has a low probability of flooding. The 

agent has confirmed that surface water would be disposed of by soakaway and 

foul waste via the existing mains. 

8.34 In summary, officers consider that the development would be acceptable from 

a ground stability and drainage perspective.   

 
9.0 Summary and Conclusion  
 
9.1 Having taken into account all the material considerations, it is considered that 

the proposed development would be in keeping with the character and 
appearance of the site and surrounding street scene, , and would not have a 
detrimental impact upon the neighbouring properties privacy amenity or the 
Conservation Area. There is sufficient space provided within the site for parking 
and manoeuvring of vehicles and matters relating to ecology, drainage and 
ground stability can all be addressed through appropriate conditions on any 
permission granted. The proposed development would therefore accord with 
Local and National Planning Policy. 

 
10.0 Recommendation 
 
10.1 APPROVE Permission for the above reasons, subject to the following 

conditions:- 
 
 Conditions  
 

 
1. The development hereby permitted shall be started within 3 years from the date 

of this permission. 
 

2. The development hereby approved shall be carried out in accordance with the 
following submitted plans, unless otherwise subsequently agreed through a 
formal submission under the Non Material Amendment procedures and unless 
otherwise required by any condition contained in this decision notice. 

 Proposed Plans and Elevations Drawing No Morton 03B (date stamped 
06.02.2021) 

 Proposed Plans and Elevations (Garage) Drawing No 05B (date stamped 
06.02.2021) 

 Proposed Site Plan Drawing No Morton 04D (date stamped 14.04.2021) 

 Proposed Compound Details Drawing No Morton 07 (date stamped 
14.04.2021) 

 Boundary and Landscaping Details (date stamped 14.04.2021) 

 Biodiversity Details (date stamped 14.04.2021) 
 



 

 

3. The dwelling hereby approved shall be constructed from Hampton Rural Blend 
Red brick and Marley Eterenit roof tiles in Charcoal  

 
4. All planting, seeding or turfing in the approved scheme of landscaping shall be 

carried out in the first planting and seeding season following the occupation of 
the buildings or the completion of the development, whichever is the sooner. 
Any trees or plants which within a period of 5 years from the completion of the 
development die, are removed or become seriously damaged or diseased 
shall be replaced in the next planting season with others of similar size and 
species. 

 
5. The proposed dwelling shall not be occupied until space has been laid out 

within the site in accordance with the application drawings for cars to be 
parked and for vehicles to turn so that they may enter and leave the site in a 
forward gear.  Once provided, the spaces shall be maintained free from any 
impediment to their designated use for the life of the development 
 

6. There shall be no gates or other barriers forward of the gate on the access to 
No. 2A and any gates shall open inwards only, unless otherwise agreed in 
writing by the Local Planning Authority. 
 

7. If during the construction and/or demolition works associated with the 
development hereby approved, any suspected areas of contamination are 
discovered, then all works shall be suspended until the nature and extent of 
the contamination is assessed and a report is submitted and approved in 
writing by the local planning authority which addresses the risk identified. The 
local planning authority shall be notified as soon as is reasonably practicable 
of the discovery of any suspected areas of contamination. 

 
Any investigation required shall be undertaken in accordance with a scheme 
submitted to and approved in writing by the local planning authority and shall 
comply with current government guidance to achieve the appropriate standard 
at completion. 
 
Upon completion of the remediation works a validation report prepared by a 
competent person shall be submitted to and approved in writing by the local 
planning authority. The validation report shall include details of the 
remediation works and Quality Assurance/Quality Control results to show that 
the works have been carried out in full and in accordance with the approved 
methodology. Details of any validation sampling and analysis to show the site 
has achieved the approved remediation standard, together with the necessary 
waste management documentation shall be included. 
 

8. Before the occupation of the dwelling hereby approved, the bat and bird 
boxes as identified within Drawing No. Biodiversity Details (date stamped 
14.04.2021) should be installed and retained as approved for the lifetime of 
the development. 

 



 

 

 

 

 

 


