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1.0 Introduction  

1.1 This planning statement has been prepared on behalf of Keepmoat Homes to 

support the submission of a full planning application for the erection of 60 

dwellings, including 18 affordable homes. The demolition of existing buildings, 

upgrading the existing access, new drainage infrastructure, substation, open 

space and Great Crested Newt mitigation are also proposed as part of the 

development.  

1.2 The aim of this planning statement is to demonstrate that the proposals are 

acceptable in planning terms. It will consider relevant planning policy, bring 

together the technical work prepared to support the proposals and provide an 

assessment of the development, setting out the planning reasons why 

permission should be granted. 

1.3 In addition to this Planning Statement, the application is also supported by the 

following plans and documents: 

• Location Plan 

• Site Layout Plan 

• Boundary Treatment Plan 

• Materials Plan 

• Streetscenes 

• House type drawings 

• Design and Access Statement including Building for Life 

• Sustainability Statement 

• Flood Risk Assessment and Drainage Strategy 

• Phase I and II Ground Conditions Surveys 

• Noise Assessment 

• Transport Assessment (including Access and Refuse Tracking Drawings) and 

Travel Plan 

• Ecological Appraisal (and Protected Species Surveys to follow) 

• Arboricultural Assessment  

• Health Impact Assessment 
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1.4 The Planning Statement begins with a description of the site and the 

surrounding area, before providing a more detailed description of the proposed 

development. Relevant planning policy is reviewed, and the proposed 

development is then assessed against the development plan and material 

considerations. Attention is given to the need to achieve sustainable 

development, through planning for environmental, social and economic gains 

as specified in the National Planning Policy Framework.  
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2.0 Site and Surrounding Area  

2.1 The site is irregular in shape and extends to approximately 2.8 hectares. It is 

located to the northeast of Bramcote Crematorium on Coventry Lane (A6002) 

in Stapleford within the Main Built Up Area of Nottingham. The Nottingham to 

Sheffield railway line borders the northern boundary and Coventry Lane 

(A6002) runs along the eastern boundary of the site. The site is accessed from 

Coventry Lane via Sidings Lane to the south of the site. There is also an existing 

private crossing over the railway line that is utilised by the farm holding. 

2.2 The site is greenfield with an existing two storey farmhouse and a mixture of 

one and two storey brick and corrugated metal agricultural buildings within the 

centre of the site. A pond can be found in the northern corner of the site, 

surrounded by mature trees. 

2.3 The eastern boundary is heavily vegetated with mature trees on an 

embankment within highway land adjacent to Coventry Lane. The northern 

boundary with the railway line includes hedgerow with trees. Trees and 

hedgerow also bound the south and southwestern boundaries.  

2.4 The site falls within Flood Zone 1 and is relatively flat with a slight downward 

gradient from north-east to south-west.  

2.5 At present, an upholstery business and storage and office buildings and yard 

associated with J. McCann (Nottm.) Ltd business can be found to the west of 

the site, however, these are set to be demolished and redeveloped as part of 

planning permission 20/00352/OUT. 

2.6 Stapleford and Bramcote are the closest built-up areas to the site and are both 

within walking and cycling distance to the site. The towns offer a number of 

amenities such as a primary, junior and academy, alongside several 

supermarkets, eating establishments and doctors' surgeries. Stapleford and 

Bramcote are well serviced by buses into Nottingham city centre and sit in 

between the A52 and the M1. 
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2.7 The site is allocated for residential development at Policy 3.4 in the Broxtowe 

Borough Part 2 Local Plan 2018-2028. 
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3.0 Planning History  

3.1 The site itself has no recent planning history, however, the land to the south 

forms part of the same allocation and an outline application (ref: 

20/00352/OUT) has a resolution to grant permission subject to the signing of 

a S106 Agreement. The application includes the erection of 190 dwellings with 

all matters reserved except for the formation of vehicular access from Coventry 

Lane.  
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4.0 The Proposal  

4.1 The proposal includes the redevelopment of the site with a scheme for 60 

dwellings including demolition of the existing buildings, upgrading the existing 

access, new drainage and highways infrastructure, substation, open space and 

Great Crested Newt (GCN) mitigation. 

4.2 The density of the scheme is 27 dwellings per hectare with a mix of dwellings 

including 1-4 bedroom properties and 2-3 storey houses and maisonettes. 

Eighteen (30%) of the proposed dwellings are affordable housing. Six (10%) 

of the properties will also be M4(2) compliant and ten dwellings meet the 

national design space standards, as shown on the planning layout. A 

breakdown of the housing mix is as follows: 

Market housing No. of dwellings Mix 
3 Bed 23 55% 
4 Bed 19 45% 
Affordable Homes No. of Dwellings Mix 
1 Bed 4 22% 
2 Bed 10 56% 
3 Bed 4 22% 

 

4.3 The existing access onto Coventry Lane will be upgraded as shown in drawing 

no. T20129/SK01, which reflects the S278 scheme agreed for the site access 

arrangements to Coventry Lane shown in application 20/00352/OUT. This 

includes a dropped kerb pedestrian crossing point with tactile paving with 

refuge in the middle of the carriageway and corner radii of 15m. A connection 

to the existing businesses at the end of Sidings Lane will be retained as part of 

the proposals as it is not known when the development which forms part of 

application 20/00352/OUT will come forward and these businesses will cease. 

4.4 The existing access onto Sidings Lane will also be upgraded so that it has a 

5.5m carriage width and 2m footways either side with tactile paving and 6m 

corner radii. 
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4.5 Offsite highways work also proposed as detailed within the Transport 

Assessment that accompanies the planning application. 

4.6 The surface water drainage from the proposed development will be directed to 

the new attenuation basin to the southwest of the site. Adjacent to the 

attenuation basin will be a foul pumping station. Surface water will ultimately 

drain into the piped watercourse to the west of the site, which leads to the 

Boundary Brook. Foul water will be pumped via the proposed pumping station 

with a rising main to Coventry Lane which will travel north and connect to the 

existing sewer in Sharnford Way. 

4.7 A substation will also be provided which is located adjacent to plot 8.  

4.8 The existing farm access and private crossing across the railway line will be 

retained. Early discussions with Network Rail have informed the layout, which 

include private gated access both for the crossing and access spur to it for the 

farmer only, as shown on the proposed layout. This has been designed so that 

there is no unauthorised access by others. Additional signage is also likely 

which can be agreed via condition. The rest of the boundary with the railway 

line will be secured by a 1.8m close boarded fence to ensure there is no 

unauthorised access by the public. 

4.9 A footpath is proposed around the existing pond so that this forms a functional 

part of the proposed open space for the proposed residents. 

4.10 The proposed layout incorporates Great Crested Newt (GCN) mitigation 

including a GCN corridor to the south of the development and a new pond to 

the west on the other side of the railway line to ensure there is connectivity to 

wider GCN habitats. 

4.11 The development will take a fabric first approach to ensure that buildings are 

insulated to a high standard to reduce carbon footprint for the longevity of the 

development. In addition, electric charging points will be provided for the 

majority of properties.  
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5.0 The Development Plan and Policy Considerations 

5.1 This section sets out the key national and local planning policies which are 

material to the determination of this planning application. 

The Development Plan  

5.2 In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 

2004, planning applications should be determined in accordance with the 

development plan unless material considerations indicate otherwise. This 

section sets out the development plan policies which are relevant to the 

determination of the application. For full details of the policies, the reader 

should refer to the Development Plan Documents, the policies below are not 

repeated in verbatim. 

5.3 The Development Plan relevant to the proposals includes the Greater 

Nottingham Aligned Core Strategies Part 1 Local Plan (2014) and the Broxtowe 

Borough Part 2 Local Plan 2018-2028 (2019). We are aware that Stapleford 

Town Council are preparing a neighbourhood plan, but it has not yet been 

submitted to Broxtowe Borough Council and therefore can only be afforded 

little weight.  

Greater Nottingham Aligned Core Strategy (2014) 

5.4 Policy A: Presumption in Favour Of Sustainable Development outlines 

that a positive approach will be taken when considering development proposals 

reflecting the presumption in favour of sustainable development contained in 

the National Planning Policy Framework. Planning applications that accord with 

the policies in the Local Plan (and, where relevant, with policies in 

Neighbourhood Plans) will be approved without delay, unless material 

considerations indicate otherwise.  

5.5 Policy 1: Climate Change outlines that all development proposals will be 

expected to mitigate against and adapt to climate change, to comply with 
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national and contribute to local targets on reducing carbon emissions and 

energy use unless it can be demonstrated that compliance with the policy is 

not viable or feasible. 

5.6 Policy 2: The Spatial Strategy states that a minimum of 30,550 new homes 

during the plan period (2011-2028) will be built across the greater Nottingham 

councils. Sustainable development will be achieved through a strategy of urban 

concentration with regeneration and therefore most development will be in or 

adjoining the main built-up area of Nottingham. Approximately 24,995 homes 

will be built in or adjoining the existing main built-up area of Nottingham; 

3,800 of this figure will be distributed to Broxtowe Borough Council. 

5.7 Policy 3: The Green Belt emphasises that the principle of the Nottingham 

Derby Green Belt will be retained. Part 2 Local Plans will review Green Belt 

boundaries to meet the other development land requirements of the Aligned 

Core Strategies, in particular in respect of the strategic locations and the Key 

Settlements named in Policy 2. In reviewing Green Belt boundaries, the policy 

sets out key principles that should be given consideration. 

5.8 Policy 8: Housing mix, size and choice states that developments of 10 or 

more houses should provide a 30% affordable home contribution.  

5.9 Policy 10: Design and enhancing local identity highlights the importance 

of creating a sense of space and making a positive contribution to the public 

realm.  

5.10 Policy 17: Biodiversity seeks to increase biodiversity over the plan period by 

various methods as outlined including seeking to ensure new development 

provides new biodiversity features and improves existing biodiversity features 

wherever appropriate; and supporting the need for the appropriate 

management and maintenance of existing and created habitats through the 

use of planning conditions, planning obligations and management agreements. 
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Broxtowe Local Plan Part 2 (2019) 

5.11 Policy 1: Flood Risk outlines that development will not be permitted in areas 

at risk from any form of flooding unless certain criteria is met as outlined within 

the policy. 

5.12 Policy 2: Site Allocations outlines that on sites allocated in the Local Plan or 

Aligned Core Strategy, permission will be granted for development which: 

1. Is consistent with the amount, type and distribution of development listed 

in the Key Development Requirements of each policy and shown on the 

Policies Map; 

2. Takes all reasonable steps to be consistent with the Key Development 

Aspirations of each policy; and 

3. Is consistent with other relevant policies in this Local Plan. 

5.13 Policy 3.4 Stapleford (West of Coventry Lane) allocates 240 homes on the 

site subject to the following criteria: 

2. Connections and Highways:  

a) Provide safe pedestrian and cycling routes including crossing points on 

surrounding roads linking to the redeveloped school, the development on the 

eastern side of Coventry Lane in Bramcote, the Field Farm development and 

the Erewash Valley Trail.  

b) Vehicular access to the site shall only be via Coventry Lane and should be 

via a single junction which serves both allocations Policy 3.3 (east of Coventry 

Lane Bramcote) and Policy 3.4 (west of Coventry Lane Stapleford).  

c) Incorporate design measures to slow the speed of traffic on Coventry Lane.  
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d) Enhance bus routes adjacent to or within the site.  

3. Green Infrastructure:  

a) Provide enhanced Green Infrastructure corridors linking urban areas of 

Nottingham to the east with Bramcote and Stapleford Hills, Bramcote Park, 

Boundary Brook, Pit Lane Wildlife Site, Nottingham Canal and Erewash Valley 

Trail in the west.  

b) Provide a buffer between the crematorium and Stapleford Hill to ensure the 

tranquil setting of the crematorium is not compromised and ensure the new 

housing will not be in shade for extended periods of time due to the proximity 

of Stapleford Hill. 

5.14 The Key Development Aspiration outlines that sustainable transport measures 

will be fully utilised to reduce reliance on the private car. Where there are 

residual cumulative impacts on the highways network these should be 

mitigated to ensure that they are not severe.  

5.15 Policy 8: Development in the Green Belt outlines that development in the 

Green Belt will be determined in accordance with the NPPF and as 

supplemented by the specific points outlined in the policy. 

5.16 Policy 15: Housing size, mix and choice requires a 30% affordable homes 

provision on proposals of 10 or more houses. 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 and all age groups are met. 

Development of more than 10 dwellings, should provide at least 10% of 

dwellings should comply with requirement M4(2) of the Building Regulations 

regarding ‘accessible and adaptable dwellings’. 

5.17 Policy 17: Place making, design and amenity permits development subject 

to meeting a list of criteria. In the case of major development on sites released 

from the Green Belt as part of this Local Plan, or the Aligned Core Strategy, or 
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for any site within the Green Belt comprising 10 or more dwellings the 

development will be required to score 9 or more ‘greens’ in the Building For 

Life 12 or equivalent. 

5.18 Policy 19: Pollution, Hazardous Substances and Ground Conditions 

permits development on land potentially affected by contamination if a site 

investigation has been carried out to assess the nature and degree of 

contamination; details for effective and sustainable remedial measures 

required to deal with any contamination have been agreed in writing with the 

Council; and there will be no significant risk to the health and safety of the 

occupants of the development. There will be no contamination of any surface 

water, water body, groundwater or adjacent land. 

5.19 Policy 20: Air Quality states that developments of 10 or more dwelling must 

provide electric vehicle charging points.  

5.20 Policy 24: The Health and Wellbeing Impacts of Development requires 

a Health Impact Assessment Checklist for residential development of 50 

dwellings or more. 

5.21 Policy 26: Travel Plans outlines that all developments of 10 or more 

dwellings will be expected to submit a Travel Plan with their application. 

5.22 Policy 28: Green Infrastructure Assets requires development proposals 

which are likely to lead to increased use of any of the Green Infrastructure 

Assets listed and as shown on the Policies Map, to take reasonable 

opportunities to enhance the Green Infrastructure Asset(s). 

5.23 Policy 31: Biodiversity Assets requires all development proposals to seek 

to deliver a net gain in biodiversity and geodiversity and contribute to the 

Borough’s ecological network.  

 



 
 
 
 
 

 
JUNE 2021 | MSY | P20-3351  Page | 13 
 

National Planning Policy Framework (2019) 

5.24 The Framework was published in February 2019 and replaces the previous 

Framework adopted in July 2018. The overarching policy objective of the 

Framework remains the same with the presumption in favour of sustainable 

development. Its policies are a material consideration in the determination of 

planning applications. 

5.25 The purpose of the planning system is to contribute towards the achievement 

of sustainable development. Paragraph 8 states that achieving sustainable 

development means that the planning system has three overarching 

objectives, which are interdependent and need to be pursued in mutually 

supportive ways. These objectives are:  

• An economic objective – to help build a strong, responsive, and 

competitive economy by ensuring that sufficient land of the right types 

is available in the right places and at the right time to support growth, 

innovation and improved productivity,  

•  A social objective – to support strong, vibrant and healthy 

communities, by ensuring that a sufficient number and range of homes 

can be provided to meet the needs of present and future generations,  

• An environmental objective – to contribute to protecting and enhancing 

our natural, built and historic environment; including making efficient 

use of land, helping to improve biodiversity, using natural resources 

prudently, minimising waste and pollution and mitigating and adapting 

to climate change. 

5.26 Paragraph 11 states that plans and decisions should apply a presumption in 

favour of sustainable development, which for decision-taking means approving 

development proposals that accord with an up-to-date development plan 

without delay. Where there are no relevant development plan policies or the 

policies most important for determining the application are out-of-date 
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granting planning permission unless any adverse impacts would significantly 

and demonstrably outweigh the benefits. 

5.27 Paragraph 38 states that local planning authorities should approach decisions 

on proposed development in a positive and creative way. They should use the 

full range of planning tools available and work proactively with applicants to 

secure developments that will improve the economic, social, and 

environmental conditions of the area. Decision-makers at every level should 

seek to approve applications for sustainable development where possible. 

5.28 Section 12 of the framework looks at achieving well designed places. An 

importance is put on the design of the development as a way of ensuring the 

proposal fits well into the existing landscape. The development must be both 

authentic to the area yet innovative and adds to the local area. 

5.29 Section 13 seeks to protect Green Belt land. Paragraph 134 sets out the five 

purposes of the Green Belt which include: 

a) to check the unrestricted sprawl of large built-up areas; 

b) to prevent neighbouring towns merging into one another; 

c) to assist in safeguarding the countryside from encroachment; 

d) to preserve the setting and special character of historic towns; and 

e) to assist in urban regeneration, by encouraging the recycling of derelict and 

other urban land. 

 

5.30 Paragraphs 143 and 144 outline that inappropriate development is, by 

definition, harmful to the Green Belt and should not be approved except in very 

special circumstances. When considering any planning application, local 

planning authorities should ensure that substantial weight is given to any harm 

to the Green Belt. ‘Very special circumstances’ will not exist unless the potential 

harm to the Green Belt by reason of inappropriateness, and any other harm 

resulting from the proposal, is clearly outweighed by other considerations. 
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5.31 Paragraphs 145 and 146 list certain forms of development that are exceptions 

and are also not considered inappropriate in the Green Belt provided they 

preserve its openness and do not conflict with the purposes of including land 

within it, which includes engineering operations. 

5.32 Section 15 focuses on conserving and enhancing the natural environment. 

Developments within the natural environment must ensure that the design is 

not having an adverse effect on the surrounding natural landscape. This 

includes severe soil and air pollution or land instability. Ideally the development 

would improve the local environmental conditions. 
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6.0 Evaluation 

6.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires the 

determination of this application to be made in accordance with the 

development plan, unless material considerations indicate otherwise.  

6.2 Whilst the Framework does not change the statutory status of the development 

plan as the starting point in decision making, the framework constitutes an 

important material consideration in determining applications.  

6.3 The presumption in favour of sustainable development in paragraph 11 of the 

Framework states that for decision-taking, this means approving development 

proposals that accord with an up-to-date development plan without delay.  

The Planning Issues  

6.4 The key planning issues that have been identified in respect of the development 

are as follows:  

• The Principle of Development; 
• Housing Mix and Affordable Housing; 
• Design and Layout; 
• Access and Transport; 
• Flood Risk and Drainage;  
• Noise; 
• Ground Conditions; 
• Biodiversity; 
• Arboriculture 

 

The Principle of Development  

 

6.5 The application site forms part of the allocated site as designated in Policy 3.4 

of the Broxtowe Part 2 Local Plan. The policy allocates 240 dwellings on the 

whole site, which in the context of Policy 2 of the Aligned Core Strategy is a 

minimum housing requirement.  
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6.6 The combined total of the adjacent site and the proposal at Hulks Farm would 

potentially equate to up to 251 dwellings. An additional 11 dwellings above the 

allocated 240 dwellings will not conflict with the objectives of the spatial 

strategy outlined in Aligned Core Strategy. The additional dwellings will also 

support the Government’s objective of significantly boosting the supply of 

housing as outlined in section 5 of the NPPF. The principle of residential 

development on this site is therefore acceptable. 

6.7 The policy also outlines criteria that need to be met, which is addressed in turn 

below. 

Provide safe pedestrian and cycling routes including crossing points on 

surrounding roads linking to the redeveloped school, the development on the 

eastern side of Coventry Lane in Bramcote, the Field Farm development and 

the Erewash Valley Trail. 

6.8 The Transport Assessment evaluates that the nearest bus stops and the 

majority of amenities within the desirable walking distances lie to the north 

and east of the site. In this respect, the pedestrian and cycling strategy 

includes a dropped kerb pedestrian crossing points with tactile paving and a 

pedestrian refuge at the mouth of the Coventry Lane/Sidings Lane junction. 

This will provide connectivity from the site to the existing shared footway along 

the western side of Coventry Lane. In addition, offsite improvements include 

upgrading the existing traffic island immediately south of Sidings Lane to 

become a pedestrian refuge island.  

6.9 The proposed development would therefore provide safe pedestrian and cycle 

routes from the development to the surrounding roads that would link to the 

wider area where appropriate.  

Vehicular access to the site shall only be via Coventry Lane and should be via 

a single junction which serves both allocations Policy 3.3 (east of Coventry 

Lane Bramcote) and Policy 3.4 (west of Coventry Lane Stapleford). 
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6.10 Vehicular access to the allocation will be from the adopted highway network, 

via the existing ghost island junction of Coventry Lane with Sidings Lane. This 

strategy is consistent with the approach agreed as part of application 

20/00352/OUT and the junction will be upgraded to serve Policy 3.3 when 

appropriate. 

6.11 The scale of the overall development will potentially increase to up to 251 

dwellings instead of up to 240 dwellings. The Transport Assessment has 

assessed the uplift in traffic flows from the additional 11 dwellings and 

concludes that there would not be a material impact on the junction. The 

proposed junction agreed as part of application 20/00352/OUT would therefore 

not be affected and would still work effectively.  

Incorporate design measures to slow the speed of traffic on Coventry Lane. 

6.12 The proposed design measures to slow the speed of traffic on Coventry Lane 

have been agreed as part of application 20/00352/OUT (as outlined within draft 

planning condition 10 within the committee report) and therefore the same 

approach is proposed for this scheme. In this respect, the speed limit on 

Coventry Lane will be reduced from 50mph to 40mph. 

Enhance bus routes adjacent to or within the site 

6.13 The total amount of contribution requested for additional bus service capacity 

to serve the allocation has been calculated to be £300,000. It is expected that 

both applications would pay a proportional contribution. 

Provide enhanced Green Infrastructure corridors linking urban areas of 

Nottingham to the east with Bramcote and Stapleford Hills, Bramcote Park, 

Boundary Brook, Pit Lane Wildlife Site, Nottingham Canal and Erewash Valley 

Trail in the west 

6.14 The site will link to existing and proposed pedestrian and cycle routes within 

the wider allocation and allocation that forms part of Policy 3.4 which will 
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connect to the wider area including Bramcote and Stapleford Hills, Bramcote 

Park and wider afield to Boundary Brook, Pit Lane Wildlife Site and Nottingham 

Canal and Erewash Valley Trail.  

6.15 Existing green infrastructure along the western and eastern boundaries of the 

site will be retained and a GCN corridor will be provided along the the southern 

boundary which will provide wildlife corridors that connect to wider areas such 

as the Nottingham Canal and Erewash Valley Trail.  

Provide a buffer between the crematorium and Stapleford Hill to ensure the 

tranquil setting of the crematorium is not compromised and ensure the new 

housing will not be in shade for extended periods of time due to the proximity 

of Stapleford Hill 

6.16 The site is to the north of the crematorium and Stapleford Hill, with the rest of 

the allocation in between the two sites. The proposal will therefore not 

compromise the tranquil setting of the crematorium and will not be 

overshadowed by Stapleford Hill. 

6.17 The proposals therefore accord with Policy 3.3 of the Broxtowe Borough Part 2 

Local Plan. 

6.18 Part of the development falls on the western side of the railway line which is 

designated as Green Belt. The development includes engineering operations 

associated with the creation of a pond, which will form part of the GCN 

mitigation. Once the pond is created, it will be permanently wet and habitat 

planted to encourage use by GCN.  

6.19 The engineering works associated with the creation of the pond is therefore 

not considered to be inappropriate development within the Green Belt as it 

would not impact on the openness of the Green Belt , in terms of built form or 

visually. The engineering works would also not conflict with the five purposes 

of the Green Belt and therefore would comply with Policy 8 of the Broxtowe 

Part 2 Local Plan. 
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Housing Mix and Affordable Housing 

6.20 The density of the scheme is 28 dwellings per hectare with a mix of dwellings 

including 1-4 bedroom properties and 2-3 storey houses and maisonettes. The 

proposals therefore provide a mix of housing in line with Policy 15 of the 

Broxtowe Part 2 Local Plan. 

Policy 8 of the Aligned Core Strategy and Policy 15 from the Broxtowe Part 2 

Local Plan states that development proposals of 10 or more dwellings should 

provide a minimum of 30% affordable homes stock. The development includes 

18 affordable homes onsite and, as shown on the layout, are well integrated 

into the development with small clusters spread across the site. In terms of 

accessibility (Policy 15), 6 dwellings have been allocated for M4(2) compliant 

homes in line with the required 10% provision. 

Design and Layout  

6.21 The Design and Access Statement submitted with the application outlines how 

the development has responded to the opportunity and constraints of the 

development. It also includes a Building for Life Assessment to demonstrate 

how the development accords with Policy 17 of the Broxtowe Part 2 Local Plan. 

6.22 In summary, the proposed layout, where possible, has incorporated the 

existing features, including the pond and the majority of its shrubbery and 

trees into the development. A walk way around the pond is proposed as a way 

to encourage residents to experience the greenery and exercise, alongside 

creating an attractive and well defined public space. Additional ecological 

mitigation will be incorporated into the development proposals where 

necessary to seek to mitigate and provide a biodiversity net gain in line with 

Policy 31 of the Broxtowe Part 2 Local Plan.  

6.23 In addition, although the layout is a matter that is reserved for application 

20/00352/OUT, the proposed scheme seeks to assimilate with the proposals 

to the south where possible. The parameters plan submitted to application 
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20/00352/OUT suggests that the land immediately to the south will be open 

space. In this respect, plots 14-17 address this proposed open space area to 

ensure there is a positive interaction with this area and there is natural 

surveillance of the proposed open space.  

6.24 The proposed development is well suited to the area and is within walking and 

cycling distance of community facilities including a Co-Op Supermarket, a 

church, doctors' surgery and the Primary school, several restaurants and the 

local cricket club. The proposals also include enhancement of local bus services 

to ensure there is good access to public transport which will connect the site 

to the wider Nottinghamshire area. 

6.25 The proposed layout has been designed to create well defined spaces that allow 

for easy navigation of the development, alongside sufficient private parking at 

each dwelling. The layout of the road network will provide for slow vehicular 

movement which creates a safer environment for pedestrians and other car 

users. 

6.26 Early consultation with Network Rail and the British Transport Police informed 

the layout in respect of the existing crossing over the railway line. The existing 

crossing over the railway line needs to be retained for the farmer to gain access 

to the field on the other side. Accordingly, access spur to the crossing has been 

designed to accommodate the farm vehicle and also be able to close the gate 

behind the farm vehicle before opening the gate adjacent to the railway and 

proceeding over the crossing. In addition, a 1.8m close boarded fence is 

proposed along the whole of the boundary with the railway line. Additional 

signage may also be needed to remind the farm of their duty which can be 

agreed via condition.   

Access and Transport 

6.27 The Transport Assessment submitted with the application assesses the 

cumulative impact of the site in the context of the wider allocation. It concludes 

that the proposed access arrangements for the site would be sufficient for the 

scale of the proposed development whilst being consistent with the overall 
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strategy for the wider Local Plan allocation.  Though the scale of development 

would increase the number of dwellings outlined within the allocation and that 

assessed by the application to the south, the increase of 11 dwellings would 

not materially impact the relevant junctions and there would be no adverse 

impact on highway capacity or road safety. 

6.28 The existing Coventry Road/Sidings Lane junction and site access junction with 

Sidings Lane will be upgraded as shown on drawing ref: T21029-SK03 Rev B.  

6.29 The proposed improvements to the existing Coventry Road/Sidings Lane 

junction include a 6.2m wide carriageway on Sidings Lane; dropped kerb 

pedestrian crossing points with tactile paving and pedestrian refuge within the 

junction mouth and corner radii of 15m. The width of the carriageway differs 

from that agreed during the application 20/00352/OUT as it is likely that the 

Keepmoat Homes site will be delivered before the site to the south will be 

redeveloped (through discussions with the applicant). This means that the 

existing businesses at the end of Siding Lane will still require access.   

6.30 The proposed improvements to the existing junction with Sidings Lane junction 

include a carriageway width of 5.5m with 2m wide footways on each side; 

junction corner radii of 6m; and dropped kerb pedestrian crossing points with 

tactile paving at the junction mouth. 

6.31 During pre-application discussions, Nottinghamshire County Council raised 

concern with the proposed location of the Sidings Lane junction and the 

potential for queueing vehicles turning right into the access to the site and 

backing up towards Coventry Lane. The Transport Assessment has evaluated 

the potential queueing impact and concludes that the maximum predicted 

queue would be comfortably accommodated within the space between the 

centre line of the access junction and the give-way line of Sidings Lane at 

Coventry Lane. And so, there will be no impediment to traffic travelling along 

Coventry Lane. 

6.32 The assessment also considers the impact in relation to the preliminary 

junction designs to accommodate the Policy 3.3 allocation and suggests that 



 
 
 
 
 

 
JUNE 2021 | MSY | P20-3351  Page | 23 
 

the potential queueing space will reduce and therefore a ‘Keep Clear’ road 

marking could be provided across the access junction to ensure right turners 

into the site are not impeded. It is, however, important to note that at the 

present time the Policy 3.3 allocation cannot be considered a committed site 

given that there is no reasonable degree of certainty that it will proceed in the 

next 3 years. In this respect, this aspect should not be considered material to 

the determination of this application. 

6.33 Offsite highway improvements are proposed to the refuge immediately to the 

south of the Coventry Road/Sidings Lane junction to aid with pedestrian and 

cycle connectivity to the wider area. The refuge will be upgraded to 2m in width 

with dropped kerb tactile crossing. 

6.34 The required visibility splays can be achieved on Coventry Lane, however, 

Policy 3.4 requires design measures to slow the speed of traffic on Coventry 

Lane. In this respect, it is expected that a request to reduce the speed limit 

from 50mph to 40mph will be required.  

6.35 The development will provide links to the existing pedestrian/cycle network to 

encourage these modes of transport in addition to electric charging points for 

the majority of properties to encourage use of electric vehicles and reduce the 

developments impact on air quality in line with Policy 20 of the Broxtowe Part 

2 Local Plan. 

Flood Risk and Drainage 

6.36 The Flood Risk and Drainage Strategy submitted with the application identifies 

the site as being in Flood Zone 1 and therefore is at low risk of river and sea 

flooding. 

6.37 The risk of groundwater flooding is considered to be low as finished floor levels 

will be set at 300mm over ground level.  

6.38 The assessment identifies three pockets of potential surface water flooding 
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associated with the existing pond, a natural low point of the site, and near the 

existing watercourse. The report identifies that there is medium to high risk of 

surface water flooding associated with inadequate capacity of the existing 

piped watercourse and a natural depression in the site. 

6.39 The CCTV survey identified that the existing pond to the north of the site 

receives surface water flows from Coventry Lane, including the embankment, 

via a 300mm highway drain. This surface water alongside the runoff from the 

existing farm buildings and land drain into the ordinary watercourse that runs 

along the west of the site.  This then passes under the railway and enters the 

Boundary Brook, which is a tributary of the River Erewash. 

6.40 The proposed development will reduce the surface water flooding risk to low 

as it will manage, attenuate and provide sufficient capacity for the surface 

water associated with the development alongside the existing surface water 

from Coventry Lane.  The SuDS scheme will limit discharge to greenfield runoff 

rates and the proposed attenuation pond will accommodate flood water for 

storm events up to 1 in 100 year plus 40% allowance for climate change. The 

proposals are therefore comply with Policy 1 of the Broxtowe Part 2 Local Plan. 

6.41 The existing pond will be retained and a new highway outfall sewer will be 

constructed providing betterment to the existing drainage context. In addition, 

the existing watercourse will be removed and surface water directed to the 

proposed attenuation basin and then the existing piped watercourse to the 

west of the site. 

6.42 The proposed foul drainage scheme includes a foul pumping station adjacent 

to the attenuation basin with rising main which travels along Sidings Lane then 

north up Coventry Lane to an existing sewer in Sharnford Way.  

Noise 

6.43 The Noise Assessment submitted with the planning application outlines that 

the background noise is dominated by the transient road traffic noise from 
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Coventry Lane and occasionally trains passing on the rail line north of the site. 

6.44 The sound levels measured across the site during the daytime suggest a low 

noise risk and at night-time, the sound levels have a low-medium noise risk. 

6.45 The report provides detail relating to the required mitigation for glazing and 

ventilation to ensure the internal sound levels are achieved. 

Ground Conditions 

6.46 Phase I and Phase II Site Investigation Survey Reports are submitted with the 

application and identify localised elevated results for contaminants in areas 

where plots 6-12, 22, 23, 49-51, 58 and 59. The report therefore recommends 

remediation in the form of a covering layer of topsoil/subsoil to act as a physical 

barrier between site users and the contaminated soils in the front and rear 

gardens of these plots. 

6.47 Other remediation identified includes an asbestos survey before demolition of 

the existing buildings and low level gas protection measures incorporated into 

the plots.  

Biodiversity 

6.48 The ecological appraisal submitted with the application outlines that no 

international, national or locally designated sites for biodiversity within 

proximity of the site and so there will be no direct or indirect impacts on these 

sites as a result of the development.  

6.49 The site is dominated by species-poor semi-improved grassland and bramble 

scrub which are of low ecological value and also widespread throughout the 

local area. Their loss will therefore not have a significant impact on local 

biodiversity. 
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6.50 Within the wider area, there is a confirmed small Great Crested Newt (GCN) 

population approximately 180m to the north of the site in the disused canal. 

In this respect, further surveys of the existing pond have been carried out and 

there is a very small population of GCN present on site. It is proposed that the  

GCN are translocated to a new pond to the west of the railway line and a 5m 

buffer zone is provided to the south of the site to ensure connectivity is 

provided from the pond to the south of the site and the new pond. The report 

and further details relating to the mitigation will be submitted during the 

determination of the application. 

6.51 No evidence of badger was found on site, however, precautionary measures 

should be carried out as outlined in the appraisal during construction. 

6.52 There is a confirmed bat roost in one of the existing buildings and low-

moderate potential of roosting within the rest of the buildings and the trees 

surrounding the pond. Further bat surveys are currently being carried out and 

will be submitted during the determination of the application. During the 

surveys, the potential for barn owl will also be confirmed in relation to the hay 

barn. 

6.53 The northern boundary hedgerow and associated margin are potentially 

suitable for reptiles, however, as these are being retained by the development, 

the adoption of precautionary working methods would provide adequate 

mitigation should reptiles utilise this boundary feature.  

6.54 In addition to the mitigation outlined above, the appraisal also recommends 

clearance of any trees and hedgerow outside of the breeding bird season 

(March to August inclusive) or nesting bird check if this is not possible; planting 

of native tree and shrub species; planting of native and wet meadow seed 

mixes where appropriate; and inclusion of bat and bird boxes and hedgehog 

houses and pathways where appropriate.  
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Arboriculture 

6.55 The Arboricultural Assessment submitted with the application identifies that 

the majority of trees surrounding the pond and site boundaries will be retained. 

The majority of trees and hedgerow that will need to be removed to facilitate 

the development are Category C and therefore have low landscape and 

arboricultural value.  

6.56 There are two Category B trees that need to be removed adjacent to the pond 

due to the road infrastructure, however, the loss of these two trees is not 

detrimental to the scheme as a whole. The proposals will retain the majority 

of higher quality trees and hedgerows which will aid in assimilating the 

development into the area. 

6.57 The arboricultural assessment also provides mitigation and protection of the 

relevant trees during construction.  
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7.0 Section 106 Heads of Terms 

7.1 The applicant will enter into a Section 106 obligation in the form of an 

agreement to ensure delivery of such requirements as are reasonable, which 

accord with the tests set out in article 122 of the Community Infrastructure 

Levy Regulations 2010 in respect of the grant of permission for this site.  

7.2 It is anticipated that the application will be subject to a Section 106 agreement 

that will provide the following heads of terms:  

• Affordable housing provision of 30%;  

• Any necessary contributions toward secondary education facilities; 

• Any necessary contributions towards improved health facilities;  

• Any necessary contributions in relation to open space; and 

• Any necessary contributions in relation to highways including 

additional bus capacity and travel packs. 
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8.0 Conclusion 

8.1 The proposals consist of residential development of 60 dwellings, including 

demolition of the existing buildings, access and drainage infrastructure, 

substation, public open space and GCN mitigation. The proposals include a mix 

of housing including a 30% affordable housing provision. 

8.2 The application site forms part of the housing allocation in Policy 3.4 of the 

Broxtowe Local Plan Part 2. The principle of residential development is 

established by Policy 3.4 and alongside the site to the south, the potential 

additional 11 dwellings above the allocated 240 dwellings will support the 

Government’s objective of significantly boosting the supply of housing as 

outlined in section 5 of the NPPF.  

8.3 Part of the development which occurs in the Green Belt does not conflict with 

the purposes of the Green Belt or have a detrimental impact on the openness 

of the Green Belt. 

8.4 The proposals have been informed by a full range of supporting technical 

reports, which confirm that there are no significant adverse impacts that 

cannot be mitigated and demonstrate that the proposals are compliant with 

the criteria set out in Policy 3.4.  

8.5 This statement also demonstrates that the proposal accords with the relevant 

policies of the Greater Nottingham Aligned Core Strategies Part 1 Local Plan 

adopted September 2014, and the Broxtowe Part 2 Local Plan 2018-2028 

adopted October 2019, as well as the National Planning Policy Framework 

2019. 

8.6 In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 

2004 and the presumption of sustainable development, permission should be 

granted without delay.  
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	5.5 Policy 1: Climate Change outlines that all development proposals will be expected to mitigate against and adapt to climate change, to comply with national and contribute to local targets on reducing carbon emissions and energy use unless it can be...
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	5.11 Policy 1: Flood Risk outlines that development will not be permitted in areas at risk from any form of flooding unless certain criteria is met as outlined within the policy.
	5.12 Policy 2: Site Allocations outlines that on sites allocated in the Local Plan or Aligned Core Strategy, permission will be granted for development which:
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	5.13 Policy 3.4 Stapleford (West of Coventry Lane) allocates 240 homes on the site subject to the following criteria:
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	b) Vehicular access to the site shall only be via Coventry Lane and should be via a single junction which serves both allocations Policy 3.3 (east of Coventry Lane Bramcote) and Policy 3.4 (west of Coventry Lane Stapleford).
	c) Incorporate design measures to slow the speed of traffic on Coventry Lane.
	d) Enhance bus routes adjacent to or within the site.
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	a) Provide enhanced Green Infrastructure corridors linking urban areas of Nottingham to the east with Bramcote and Stapleford Hills, Bramcote Park, Boundary Brook, Pit Lane Wildlife Site, Nottingham Canal and Erewash Valley Trail in the west.
	b) Provide a buffer between the crematorium and Stapleford Hill to ensure the tranquil setting of the crematorium is not compromised and ensure the new housing will not be in shade for extended periods of time due to the proximity of Stapleford Hill.
	5.14 The Key Development Aspiration outlines that sustainable transport measures will be fully utilised to reduce reliance on the private car. Where there are residual cumulative impacts on the highways network these should be mitigated to ensure that...
	5.15 Policy 8: Development in the Green Belt outlines that development in the Green Belt will be determined in accordance with the NPPF and as supplemented by the specific points outlined in the policy.
	5.16 Policy 15: Housing size, mix and choice requires a 30% affordable homes provision on proposals of 10 or more houses. Developments should provide an appropriate mix of house size, type, tenure and density to ensure that the needs of the residents ...
	5.17 Policy 17: Place making, design and amenity permits development subject to meeting a list of criteria. In the case of major development on sites released from the Green Belt as part of this Local Plan, or the Aligned Core Strategy, or for any sit...
	5.18 Policy 19: Pollution, Hazardous Substances and Ground Conditions permits development on land potentially affected by contamination if a site investigation has been carried out to assess the nature and degree of contamination; details for effectiv...
	5.19 Policy 20: Air Quality states that developments of 10 or more dwelling must provide electric vehicle charging points.
	5.20 Policy 24: The Health and Wellbeing Impacts of Development requires a Health Impact Assessment Checklist for residential development of 50 dwellings or more.
	5.21 Policy 26: Travel Plans outlines that all developments of 10 or more dwellings will be expected to submit a Travel Plan with their application.
	5.22 Policy 28: Green Infrastructure Assets requires development proposals which are likely to lead to increased use of any of the Green Infrastructure Assets listed and as shown on the Policies Map, to take reasonable opportunities to enhance the Gre...
	5.23 Policy 31: Biodiversity Assets requires all development proposals to seek to deliver a net gain in biodiversity and geodiversity and contribute to the Borough’s ecological network.
	National Planning Policy Framework (2019)
	5.24 The Framework was published in February 2019 and replaces the previous Framework adopted in July 2018. The overarching policy objective of the Framework remains the same with the presumption in favour of sustainable development. Its policies are ...
	5.25 The purpose of the planning system is to contribute towards the achievement of sustainable development. Paragraph 8 states that achieving sustainable development means that the planning system has three overarching objectives, which are interdepe...
	 An economic objective – to help build a strong, responsive, and competitive economy by ensuring that sufficient land of the right types is available in the right places and at the right time to support growth, innovation and improved productivity,
	  A social objective – to support strong, vibrant and healthy communities, by ensuring that a sufficient number and range of homes can be provided to meet the needs of present and future generations,
	 An environmental objective – to contribute to protecting and enhancing our natural, built and historic environment; including making efficient use of land, helping to improve biodiversity, using natural resources prudently, minimising waste and poll...
	5.26 Paragraph 11 states that plans and decisions should apply a presumption in favour of sustainable development, which for decision-taking means approving development proposals that accord with an up-to-date development plan without delay. Where the...
	5.27 Paragraph 38 states that local planning authorities should approach decisions on proposed development in a positive and creative way. They should use the full range of planning tools available and work proactively with applicants to secure develo...
	5.28 Section 12 of the framework looks at achieving well designed places. An importance is put on the design of the development as a way of ensuring the proposal fits well into the existing landscape. The development must be both authentic to the area...
	5.29 Section 13 seeks to protect Green Belt land. Paragraph 134 sets out the five purposes of the Green Belt which include:
	a) to check the unrestricted sprawl of large built-up areas;
	b) to prevent neighbouring towns merging into one another;
	c) to assist in safeguarding the countryside from encroachment;
	d) to preserve the setting and special character of historic towns; and
	e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban land.
	5.30 Paragraphs 143 and 144 outline that inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. When considering any planning application, local planning authorities shou...
	5.31 Paragraphs 145 and 146 list certain forms of development that are exceptions and are also not considered inappropriate in the Green Belt provided they preserve its openness and do not conflict with the purposes of including land within it, which ...
	5.32 Section 15 focuses on conserving and enhancing the natural environment. Developments within the natural environment must ensure that the design is not having an adverse effect on the surrounding natural landscape. This includes severe soil and ai...

	6.0 Evaluation
	6.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires the determination of this application to be made in accordance with the development plan, unless material considerations indicate otherwise.
	6.2 Whilst the Framework does not change the statutory status of the development plan as the starting point in decision making, the framework constitutes an important material consideration in determining applications.
	6.3 The presumption in favour of sustainable development in paragraph 11 of the Framework states that for decision-taking, this means approving development proposals that accord with an up-to-date development plan without delay.
	The Planning Issues
	6.4 The key planning issues that have been identified in respect of the development are as follows:
	 The Principle of Development;
	 Housing Mix and Affordable Housing;
	 Design and Layout;
	 Access and Transport;
	 Flood Risk and Drainage;
	 Noise;
	 Ground Conditions;
	 Biodiversity;
	 Arboriculture
	The Principle of Development
	6.5 The application site forms part of the allocated site as designated in Policy 3.4 of the Broxtowe Part 2 Local Plan. The policy allocates 240 dwellings on the whole site, which in the context of Policy 2 of the Aligned Core Strategy is a minimum h...
	6.6 The combined total of the adjacent site and the proposal at Hulks Farm would potentially equate to up to 251 dwellings. An additional 11 dwellings above the allocated 240 dwellings will not conflict with the objectives of the spatial strategy outl...
	6.7 The policy also outlines criteria that need to be met, which is addressed in turn below.
	Provide safe pedestrian and cycling routes including crossing points on surrounding roads linking to the redeveloped school, the development on the eastern side of Coventry Lane in Bramcote, the Field Farm development and the Erewash Valley Trail.
	6.8 The Transport Assessment evaluates that the nearest bus stops and the majority of amenities within the desirable walking distances lie to the north and east of the site. In this respect, the pedestrian and cycling strategy includes a dropped kerb ...
	6.9 The proposed development would therefore provide safe pedestrian and cycle routes from the development to the surrounding roads that would link to the wider area where appropriate.
	Vehicular access to the site shall only be via Coventry Lane and should be via a single junction which serves both allocations Policy 3.3 (east of Coventry Lane Bramcote) and Policy 3.4 (west of Coventry Lane Stapleford).
	6.10 Vehicular access to the allocation will be from the adopted highway network, via the existing ghost island junction of Coventry Lane with Sidings Lane. This strategy is consistent with the approach agreed as part of application 20/00352/OUT and t...
	6.11 The scale of the overall development will potentially increase to up to 251 dwellings instead of up to 240 dwellings. The Transport Assessment has assessed the uplift in traffic flows from the additional 11 dwellings and concludes that there woul...
	Incorporate design measures to slow the speed of traffic on Coventry Lane.
	6.12 The proposed design measures to slow the speed of traffic on Coventry Lane have been agreed as part of application 20/00352/OUT (as outlined within draft planning condition 10 within the committee report) and therefore the same approach is propos...
	Enhance bus routes adjacent to or within the site
	6.13 The total amount of contribution requested for additional bus service capacity to serve the allocation has been calculated to be £300,000. It is expected that both applications would pay a proportional contribution.
	Provide enhanced Green Infrastructure corridors linking urban areas of Nottingham to the east with Bramcote and Stapleford Hills, Bramcote Park, Boundary Brook, Pit Lane Wildlife Site, Nottingham Canal and Erewash Valley Trail in the west
	6.14 The site will link to existing and proposed pedestrian and cycle routes within the wider allocation and allocation that forms part of Policy 3.4 which will connect to the wider area including Bramcote and Stapleford Hills, Bramcote Park and wider...
	6.15 Existing green infrastructure along the western and eastern boundaries of the site will be retained and a GCN corridor will be provided along the the southern boundary which will provide wildlife corridors that connect to wider areas such as the ...
	Provide a buffer between the crematorium and Stapleford Hill to ensure the tranquil setting of the crematorium is not compromised and ensure the new housing will not be in shade for extended periods of time due to the proximity of Stapleford Hill
	6.16 The site is to the north of the crematorium and Stapleford Hill, with the rest of the allocation in between the two sites. The proposal will therefore not compromise the tranquil setting of the crematorium and will not be overshadowed by Staplefo...
	6.17 The proposals therefore accord with Policy 3.3 of the Broxtowe Borough Part 2 Local Plan.
	6.18 Part of the development falls on the western side of the railway line which is designated as Green Belt. The development includes engineering operations associated with the creation of a pond, which will form part of the GCN mitigation. Once the ...
	6.19 The engineering works associated with the creation of the pond is therefore not considered to be inappropriate development within the Green Belt as it would not impact on the openness of the Green Belt , in terms of built form or visually. The en...
	Housing Mix and Affordable Housing
	6.20 The density of the scheme is 28 dwellings per hectare with a mix of dwellings including 1-4 bedroom properties and 2-3 storey houses and maisonettes. The proposals therefore provide a mix of housing in line with Policy 15 of the Broxtowe Part 2 L...
	Policy 8 of the Aligned Core Strategy and Policy 15 from the Broxtowe Part 2 Local Plan states that development proposals of 10 or more dwellings should provide a minimum of 30% affordable homes stock. The development includes 18 affordable homes onsi...
	Design and Layout
	6.21 The Design and Access Statement submitted with the application outlines how the development has responded to the opportunity and constraints of the development. It also includes a Building for Life Assessment to demonstrate how the development ac...
	6.22 In summary, the proposed layout, where possible, has incorporated the existing features, including the pond and the majority of its shrubbery and trees into the development. A walk way around the pond is proposed as a way to encourage residents t...
	6.23 In addition, although the layout is a matter that is reserved for application 20/00352/OUT, the proposed scheme seeks to assimilate with the proposals to the south where possible. The parameters plan submitted to application 20/00352/OUT suggests...
	6.24 The proposed development is well suited to the area and is within walking and cycling distance of community facilities including a Co-Op Supermarket, a church, doctors' surgery and the Primary school, several restaurants and the local cricket clu...
	6.25 The proposed layout has been designed to create well defined spaces that allow for easy navigation of the development, alongside sufficient private parking at each dwelling. The layout of the road network will provide for slow vehicular movement ...
	6.26 Early consultation with Network Rail and the British Transport Police informed the layout in respect of the existing crossing over the railway line. The existing crossing over the railway line needs to be retained for the farmer to gain access to...
	Access and Transport
	6.27 The Transport Assessment submitted with the application assesses the cumulative impact of the site in the context of the wider allocation. It concludes that the proposed access arrangements for the site would be sufficient for the scale of the pr...
	6.28 The existing Coventry Road/Sidings Lane junction and site access junction with Sidings Lane will be upgraded as shown on drawing ref: T21029-SK03 Rev B.
	6.29 The proposed improvements to the existing Coventry Road/Sidings Lane junction include a 6.2m wide carriageway on Sidings Lane; dropped kerb pedestrian crossing points with tactile paving and pedestrian refuge within the junction mouth and corner ...
	6.30 The proposed improvements to the existing junction with Sidings Lane junction include a carriageway width of 5.5m with 2m wide footways on each side; junction corner radii of 6m; and dropped kerb pedestrian crossing points with tactile paving at ...
	6.31 During pre-application discussions, Nottinghamshire County Council raised concern with the proposed location of the Sidings Lane junction and the potential for queueing vehicles turning right into the access to the site and backing up towards Cov...
	6.32 The assessment also considers the impact in relation to the preliminary junction designs to accommodate the Policy 3.3 allocation and suggests that the potential queueing space will reduce and therefore a ‘Keep Clear’ road marking could be provid...
	6.33 Offsite highway improvements are proposed to the refuge immediately to the south of the Coventry Road/Sidings Lane junction to aid with pedestrian and cycle connectivity to the wider area. The refuge will be upgraded to 2m in width with dropped k...
	6.34 The required visibility splays can be achieved on Coventry Lane, however, Policy 3.4 requires design measures to slow the speed of traffic on Coventry Lane. In this respect, it is expected that a request to reduce the speed limit from 50mph to 40...
	6.35 The development will provide links to the existing pedestrian/cycle network to encourage these modes of transport in addition to electric charging points for the majority of properties to encourage use of electric vehicles and reduce the developm...
	Flood Risk and Drainage
	6.36 The Flood Risk and Drainage Strategy submitted with the application identifies the site as being in Flood Zone 1 and therefore is at low risk of river and sea flooding.
	6.37 The risk of groundwater flooding is considered to be low as finished floor levels will be set at 300mm over ground level.
	6.38 The assessment identifies three pockets of potential surface water flooding associated with the existing pond, a natural low point of the site, and near the existing watercourse. The report identifies that there is medium to high risk of surface ...
	6.39 The CCTV survey identified that the existing pond to the north of the site receives surface water flows from Coventry Lane, including the embankment, via a 300mm highway drain. This surface water alongside the runoff from the existing farm buildi...
	6.40 The proposed development will reduce the surface water flooding risk to low as it will manage, attenuate and provide sufficient capacity for the surface water associated with the development alongside the existing surface water from Coventry Lane...
	6.41 The existing pond will be retained and a new highway outfall sewer will be constructed providing betterment to the existing drainage context. In addition, the existing watercourse will be removed and surface water directed to the proposed attenua...
	6.42 The proposed foul drainage scheme includes a foul pumping station adjacent to the attenuation basin with rising main which travels along Sidings Lane then north up Coventry Lane to an existing sewer in Sharnford Way.
	Noise
	6.43 The Noise Assessment submitted with the planning application outlines that the background noise is dominated by the transient road traffic noise from Coventry Lane and occasionally trains passing on the rail line north of the site.
	6.44 The sound levels measured across the site during the daytime suggest a low noise risk and at night-time, the sound levels have a low-medium noise risk.
	6.45 The report provides detail relating to the required mitigation for glazing and ventilation to ensure the internal sound levels are achieved.
	Ground Conditions
	6.46 Phase I and Phase II Site Investigation Survey Reports are submitted with the application and identify localised elevated results for contaminants in areas where plots 6-12, 22, 23, 49-51, 58 and 59. The report therefore recommends remediation in...
	6.47 Other remediation identified includes an asbestos survey before demolition of the existing buildings and low level gas protection measures incorporated into the plots.
	Biodiversity
	6.48 The ecological appraisal submitted with the application outlines that no international, national or locally designated sites for biodiversity within proximity of the site and so there will be no direct or indirect impacts on these sites as a resu...
	6.49 The site is dominated by species-poor semi-improved grassland and bramble scrub which are of low ecological value and also widespread throughout the local area. Their loss will therefore not have a significant impact on local biodiversity.
	6.50 Within the wider area, there is a confirmed small Great Crested Newt (GCN) population approximately 180m to the north of the site in the disused canal. In this respect, further surveys of the existing pond have been carried out and there is a ver...
	6.51 No evidence of badger was found on site, however, precautionary measures should be carried out as outlined in the appraisal during construction.
	6.52 There is a confirmed bat roost in one of the existing buildings and low-moderate potential of roosting within the rest of the buildings and the trees surrounding the pond. Further bat surveys are currently being carried out and will be submitted ...
	6.53 The northern boundary hedgerow and associated margin are potentially suitable for reptiles, however, as these are being retained by the development, the adoption of precautionary working methods would provide adequate mitigation should reptiles u...
	6.54 In addition to the mitigation outlined above, the appraisal also recommends clearance of any trees and hedgerow outside of the breeding bird season (March to August inclusive) or nesting bird check if this is not possible; planting of native tree...
	Arboriculture
	6.55 The Arboricultural Assessment submitted with the application identifies that the majority of trees surrounding the pond and site boundaries will be retained. The majority of trees and hedgerow that will need to be removed to facilitate the develo...
	6.56 There are two Category B trees that need to be removed adjacent to the pond due to the road infrastructure, however, the loss of these two trees is not detrimental to the scheme as a whole. The proposals will retain the majority of higher quality...
	6.57 The arboricultural assessment also provides mitigation and protection of the relevant trees during construction.

	7.0 Section 106 Heads of Terms
	7.1 The applicant will enter into a Section 106 obligation in the form of an agreement to ensure delivery of such requirements as are reasonable, which accord with the tests set out in article 122 of the Community Infrastructure Levy Regulations 2010 ...
	7.2 It is anticipated that the application will be subject to a Section 106 agreement that will provide the following heads of terms:

	8.0 Conclusion
	8.1 The proposals consist of residential development of 60 dwellings, including demolition of the existing buildings, access and drainage infrastructure, substation, public open space and GCN mitigation. The proposals include a mix of housing includin...
	8.2 The application site forms part of the housing allocation in Policy 3.4 of the Broxtowe Local Plan Part 2. The principle of residential development is established by Policy 3.4 and alongside the site to the south, the potential additional 11 dwell...
	8.3 Part of the development which occurs in the Green Belt does not conflict with the purposes of the Green Belt or have a detrimental impact on the openness of the Green Belt.
	8.4 The proposals have been informed by a full range of supporting technical reports, which confirm that there are no significant adverse impacts that cannot be mitigated and demonstrate that the proposals are compliant with the criteria set out in Po...
	8.5 This statement also demonstrates that the proposal accords with the relevant policies of the Greater Nottingham Aligned Core Strategies Part 1 Local Plan adopted September 2014, and the Broxtowe Part 2 Local Plan 2018-2028 adopted October 2019, as...
	8.6 In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004 and the presumption of sustainable development, permission should be granted without delay.


