
 

 

 

  

  

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
26 November 2021 
 
 
 
Dear Sir/Madam, 
 
RE: Demolition of Inham Nook Hotel and Pub, Inham Road, Beeston. 
 
Please find herewith an application for the demolition of the former public house.  A separate 
application is to be submitted for the redevelopment of the site for residential development.  

 
 
SITE LOCATION AND BACKGROUND 
 
Inham Nook is a post war estate pub that was built as part of the residential estate in the 1950’s. It 
occupies a prominent roadside location off Inham Road and is located within the district of 
Beeston, near to schools, shops and with good transport links into central Nottingham and on a 
main route through the residential estate. 
 
The building sits in an elevated position above the highway and therefore commands a visual 
presence within the street scene.  It has no architectural merit and is not a listed building or non 
designated heritage asset. The surround area is predominantly residential with a community 
library and small convenience shop located to the west.   
 
The public house is thought to have been built as part of the urban extension, Inham Nook, 
following compulsory purchase by the former Beeston and Stapleford Urban District Council. 
 
The site appears to have no Planning Policy protection as a community facility and does not feature 
on the list of Assets of Community Value (ACV), nor listed on the Assets of Community Value for 
Disposal and Requests to Bid list.   

Broxtowe Borough Council 
Planning and Economic Development 
Council Offices 
Foster Avenue 
Beeston 
Nottinghamshire  
NG9 1AB 
 

Our ref: DCK FAITH 21 1759  
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The site is not an allocated housing site within the adopted Broxtowe Local Plan Part 2. 
 
 
 
Figure 1 – Broxtowe Local Plan Part 2 Policy Map Beeston South. (Site marked by ‘star’) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

 
PLANNING POLICY CONTEXT 
 
The Site is within the administrative boundary of Broxtowe Borough Council. The Development 
Plan for the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004 is the 
Greater Nottingham Aligned Core Strategies (ACS) Part 1 Local Plan (adopted 2014) and the 
Broxtowe Local Plan Part 2 adopted in October 2019. There is no Neighbourhood Plan. 
 
Aligned Core Strategy (ACS) (adopted 2014) 
 
The Aligned Core Strategy contains a range of overarching policies which are relevant to the 
redevelopment of the site however, there are no specific policies relevant to the loss of the public 
house resulting from demolition.  A separate application is to be submitted for the redevelopment 
of the site.  
 
Policy A sets out the presumption in favour of sustainable development and is reflective of the 
objectives set out within the National Planning Policy Framework. It stipulates that the Council will 
work proactively with applicants jointly to find solutions which mean that proposals can be 
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approved wherever possible, and to secure development that improves the economic, social and 
environmental conditions in the area. 
 
Local Plan Part 2 (adopted 2019) 
 
The adopted Broxtowe Local Plan Part 2 (the second part of the Local Plan) includes specific site 
allocations to meet the housing need as set out in the Aligned Core Strategy, as well as the policies 
against which planning applications will be assessed. Whilst the site is not allocated for any specific 
use, there are also no specific policies to adjudge the loss of the Public House. 
 

 
NATIONAL POLICY GUIDANCE 
 

The National Planning Policy Framework  
 
Applications for planning permission should be determined in accordance with the Development 
Plan, unless material considerations indicate otherwise and, in this respect, the NPPF is a material 
consideration in planning decisions.  The National Planning Policy Framework (NPPF) was first 
published on 27 March 2012 and updated on 24 July 2018, 19 February 2019 and more recently 20 
July 2021 and sets out the Government’s planning policies for England and how these are expected 
to be applied.  
 
At the heart of the NPPF is a presumption in favour of sustainable development.  There are three 
dimensions to sustainable development that give rise to the need for the planning system to 
perform a number of roles, which are interdependent and need to be pursued in mutually 
supportive ways (so that opportunities can be taken to secure net gains across each of the 
different objectives): 
 
a) 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; and by identifying and 
coordinating the provision of infrastructure; 

b) 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; and by fostering a well-designed and safe built environment, with 
accessible services and open spaces that reflect current and future needs and support 
communities’ health, social and cultural well-being; and 

c) an environmental objective – to contribute to protecting and enhancing our natural, built and 
historic environment; including making effective use of land, helping to improve biodiversity, 
using natural resources prudently, minimising waste and pollution, and mitigating and 
adapting to climate change, including moving to a low carbon economy. 

 
To promote sustainable development, the NPPF advises that these are objectives that should be 
delivered through Development Plans and the Framework.  They are not criteria against which 
planning applications should be judged - that is the role of development plan policies which should 
play an active role in guiding development towards sustainable solutions taking into account local 
circumstances to reflect the character, needs and opportunities of each area. 
 



F&G 
Inham Nook                                                                                                              -4-                                                                                     26 November 2021

    
                                                  

Paragraph 11 advises that Plans and decisions should apply a presumption in favour of sustainable 
development. 
 
For decision-taking this means: 
  

c) approving development proposals that accord with an up-to-date development plan 
without delay; or  
  
d)  where there are no relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date, granting permission unless: 

 
i. the application of policies in this Framework that protect areas or assets of particular 

importance provides a clear reason for refusing the development proposed; or 
 

ii.  any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a whole. 

 
Paragraph 12 states that the presumption in favour of sustainable development does not change 
the statutory status of the development plan as the starting point for decision-making. Where a 
planning application conflicts with an up-to-date development plan (including any neighbourhood 
plans that form part of the development plan), permission should not usually be granted.  Local 
planning authorities may take decisions that depart from an up-to-date development plan, but 
only if material considerations in a particular case indicate that the plan should not be followed. 
 
Paragraph 38 states that Local Planning Authorities should approach decision-taking in a positive 
and creative way, 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. 
 
Paragraph 93  advises to provide the social, recreational and cultural facilities and services the 
community needs, planning policies and decisions should: 
 
(a) plan positively for the provision and use of shared spaces, community facilities (such as local 
shops, meeting places, sports venues, open space, cultural buildings, public houses and places of 
worship) and other local services to enhance the sustainability of communities and residential 
environments; 
 
(b) take into account and support the delivery of local strategies to improve health, social and 
cultural well-being for all sections of the community; 
 
(c) guard against the unnecessary loss of valued facilities and services, particularly where this 
would reduce the community’s ability to meet its day-to-day needs; 
 
(d) ensure that established shops, facilities and services are able to develop and modernise, and are 
retained for the benefit of the community; and 
 
(e) ensure an integrated approach to considering the location of housing, economic uses and 
community facilities and services. 
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Paragraph 119 states that planning policies and decisions should promote an effective use of land 
in meeting the need for homes and other uses, while safeguarding and improving the environment 
and ensuring safe and healthy living conditions. 
 
Paragraph 120 (c) advises to give substantial weight to the value of using suitable brownfield land 
within settlements for homes and other identified needs, and support appropriate opportunities 
to remediate despoiled, degraded, derelict, contaminated or unstable land. 
 
Paragraph 121 states that Local planning authorities, and other plan-making bodies, should take a 
proactive role in identifying and helping to bring forward land that may be suitable for meeting 
development needs, including suitable sites on brownfield registers or held in public ownership, 
using the full range of powers available to them. This should include identifying opportunities to 
facilitate land assembly, supported where necessary by compulsory purchase powers, where this 
can help to bring more land forward for meeting development needs and/or secure better 
development outcomes. 
 
Paragraph 123 states that Local planning authorities should also take a positive approach to 
applications for alternative uses of land which is currently developed but not allocated for a specific 
purpose in plans, where this would help to meet identified development needs. In particular, they 
should support proposals to: 
 
(a) use retail and employment land for homes in areas of high housing demand, provided this would 
not undermine key economic sectors or sites or the vitality and viability of town centres, and would 
be compatible with other policies in this Framework; and 
 
(b) make more effective use of sites that provide community services such as schools and 
hospitals, provided this maintains or improves the quality of service provision and access to open 
space. 
 
 

National Planning Practice Guidance  
 
The National Planning Practice Guidance (NPPG) was first issued on 28 August 2013 to provide 
supporting practice guidance and clarity to the National Planning Policy Framework. 
 
In preparing Local Plans and taking decisions, local planning authorities need to consider and have 
regard to planning practice guidance issued by the Government, which is a material consideration 
of some weight.  However, it is for the decision-taker to determine the weight of this guidance in 
any individual decisions.  
 

Material Consideration 
 
The Neighbourhood Planning Act 2017 was given Royal Assent on 27 April 2017 and, amongst 
other things, legislated for changes to permitted development rights (“PDR”) for pubs. 
 
The relevant provisions of the Neighbourhood Planning Act 2017 led to the amendment of PDR as 
follows: 
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- Removing the right to demolish buildings in use (or last used) for a purpose within Class A4 
(drinking establishments) including drinking establishments with expanded food provision. 
 
 
MATERIAL CONSIDERATION 
 
Loss of a Facility 
 
The demolition of the public house requires planning permission in its own right. The matter for 
consideration is the impact of the loss of the public house, resulting in the loss of a community 
facility which is valued.  There are no specific Policies contained within the adopted Local Plan to 
give any guidance on how the loss of facilities will be determined. 
 
To support the demolition application an audit of licensed drinking establishments close to Inham 
Nook Public House, Inham Road, Beeston, NG9 4HX (“The Site”) has been carried out.  The review 
established what alternative drinking facilities are within close proximity to the Site and provides a 
comparison of the competitors. 
 
The initial review has captured all licensed facilities that would have previously fallen within 
Planning Use Class A4 (now Sui Generis) regardless of size and trading offer, with a detailed analysis 
to inform a ‘like-for-like’ comparison in relation to Inham Nook Public House. (see Appendix A). 
 
Inham Nook is a community pub which is mainly a drinking establishment with the offer of games, 
including pool and darts.  It does not have a restaurant facility. 
 
The closest public house to the Site is the Charlton Arms, Chilwell. This is also a community pub 
located 0.9 miles south-east of the Site. It offers live sports and pub games, including pool and 
darts. It does have a food offering with a simple menu, including a burger menu. 
 
The next nearest public house is The Cadland which is a few doors down from the Charlton Arms.  
The Cadland is operated by Ember Inns with a focus on a food offering, appealing to family dining 
and social gatherings. It has a different offer from Inham Nook, attracting a wider patronage from 
those wanting a traditional pub experience.   
 
The White Lion pub is operated by Greene King and has been extensively refurbished and appeals 
to families. It has a good food and drink offering with large car park and beer garden.  The pub and 
restaurant sit to the north of Inham Nook Public House and within a 1.2 mile walkable distance.  
 
Also within a 1.2 mile distance is the Beekeeper, operated by Hungry Horse, well known for family 
dining.  This pub and restaurant sits to the south-east the Site, has a large car park and beer garden, 
and offers live sport and traditional pub games. 
 
The nearest drinking only establishments are two Micro Pubs, the Bird Hide and Totally Tapped, 
which are located at a distance of 1.4 to 1.5 miles, situated on Attenborough Lane and Chilwell 
Road, Beeston. Both facilities operate as ‘free houses’ and cater for those wanting to sample craft 
beers. 
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In the town of Beeston there are a number of licensed premises with a varied offer of small, intimate 
drinking and dining facilities and larger drinking establishments such as The Cricketers, Crown Inn 
and Commercial Inn. 
 
Flood Risk and Drainage 
 
The site is located within Flood Zone 1 in an area deemed to have a low probability of flooding. 

 
Access 

 
The site benefits from access from Great Hoggett Street, which is an estate road.  
 
Heritage / Environmental Designations 

 
The site is not located within a designated Conservation Area or near any designated or non 
designated heritage assets. The building itself is not listed. 
 
Air Quality 
 
The site is not within an Air Quality Management Area. 

 
Contaminated land 
 
There are no known contaminants on site.  
 
Ecology 
 
The application is supported by an Ecology Survey prepared by BSG Ecology.  The building has 
been inspected and considered to be of medium suitability for bat habitation.  A condition can be 
imposed to prevent demolition until such time further surveys have been undertaken (May-
August) in the interest of protected species.  
 
Summary and Conclusion 
 
The site has no formal designation and sits within an established residential area, close to the 
amenities on offer at Beeston town centre and Chilwell.  There are other public houses and 
restaurants within easy walking distance such as The Cadland and Charlton Arms on High Road to 
name but a few, and therefore it has been demonstrated that there will still be adequate service 
provision for the residents.  The former Public House was predominantly used by the residents of 
the estate due to it not being situated on any arterial route which would attract passing trade.  It is 
known to have had a high turnover of landlord tenants in the past ten years, attributed to the 
difficult trading conditions and nearby competition.  
 
It is considered that the residents served by Inham Nook Public House are well catered for by 

licenced premises in the area with four large establishments within a short walking distance 

(Charlton Arms, The Cadland, The White Lion and Beekeeper), with a wider offer situated within 

Beeston Town Centre and the surrounding area. 
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The loss of the facility is not considered to have any significant or demonstrable impact upon the 
residents in the area as there is clearly a high level of facilities in the area which still provide for the 
residents.  There are no material considerations of sufficient weight which would prevent the 
demolition of the former Public House and the application should therefore be looked up favorably. 
 
Yours sincerely  

Denise Knipe 
Principal Planner 
E: denise@aspburyplanning.co.uk 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:denise@aspburyplanning.co.uk
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APPENDIX A –  List of Drinking Establishments and Eateries within 2.5 mile radius 
 

Establishment Current Offer Distance 
(miles) 

Walkability 
(minutes) 

Charlton Arms 
361 High Rd, Chilwell, Beeston, 
Nottingham NG9 5EA 

Food & Drink 
Family Friendly 
Outdoor Seating 
Live Sports 

0.9 17  

The Cadland (Ember Inns) 
342 High Rd, Chilwell, Beeston, 
Nottingham NG9 5EG 

Food & Drink 
Quiz Nights 
Outdoor Seating 
Family Friendly 

1 20 

The White Lion 
49 Town St, Bramcote, Nottingham 
NG9 3HH 
 

Food & Drink 
Family Friendly 
Outdoor Seating 
Entertainment 

1.2 25 

Beekeeper (Hungry Horse) 
Meadow Ln, Chilwell, Beeston, 
Nottingham NG9 5AE 

Food & Drink 
Bar Games 
Live Sports 
Family Friendly 
Children’s Indoor Play Area 
Outdoor Seating 

1.2 20 

The Hop Pole 
2 High Rd, Chilwell, Beeston, 
Nottingham NG9 4AE 

Food & Drink 
Live Music 
Live Sports 
Quiz nights 
Bar games 

1.4 26 

Blue Bell Inn 
Nottingham Rd, Attenborough, 
Beeston, Nottingham NG9 6DN 

Food & Drink 
Family Friendly 
Outdoor Seating 
Bar Games 
Live Sports 

1.4 28 

The Berliner 
6 High Rd, Chilwell, Beeston, 
Nottingham NG9 4AE 
 

Food & Drink 1.4 26 

Bird Hide Micro Pub 
139 Attenborough Ln, Beeston, 
Nottingham NG9 6AA 
 

Bar Snacks & Drink 1.4 27 

Totally Tapped 
23 Chilwell Rd, Beeston, Nottingham 
NG9 1EH 
 

Micro Pub & Bottle Shop 1.5 29 

The Last Post (JD Wetherspoons)  
Chilwell Rd, Beeston, Nottingham NG9 
1AA 
 

Food & Drink 
Family Friendly 
Outdoor Seating 

1.6 30 
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The Cricketers Pub 
70 Wollaton Rd, Beeston, Nottingham 
NG9 2NR 

Bar Food & Drink 
Family Friendly 
Live Entertainment 

1.6 30 

Commercial Inn 
19 Wollaton Rd, Beeston, Nottingham 
NG9 2NG 
 

Food & Drink 
Live music 
 

1.6 30 

Crown Inn 
Church St, Beeston, Nottingham NG9 
1FY 
 

Bar Snacks & Drink 
Live Music 

1.7 33 

The Star Inn & Hotel 
22 Middle St, Beeston, Nottingham 
NG9 1FX 

Food & Drink 
Accommodation 
Family Friendly 
Live Entertainment 
Bar Games 
Live Sport 

1.8 34 

The White Lion 
24 Middle St, Beeston, Nottingham 
NG9 1FX 

Closed 1.8 34 

Bendigo Lounge 
55 High Street Beeston  
NG9 2JQ 
 

Food & Drink 
Family Friendly 

1.8 34 

The Malt Shovel 
1 Union St, Beeston, Nottingham NG9 
2LU 
 

Food & Drink 
Family Friendly 

1.8 35 

Corn Mill (Pub & Grill - Greene King) 
Swiney Way, Beeston, Nottingham 
NG9 6GX 
 

Food & Drink 
Family Friendly 
Outdoor Seating 
Bar Games 
Live Sports 

1.8 35 

Jesse Boot 
85 High Rd, Beeston, Nottingham NG9 
2LE 

Drinks 
Outdoor Seating 
Pub Games 
Live Sports 

1.8 35 

The Victoria (Free House)  
85 Dovecote Ln, Beeston, Nottingham 
NG9 1JG 

Food & Drink 
Family Friendly 
Live Music 
Outdoor Seating 

2 37 

Nurseryman (Pub & Grill - Greene King) 
177 Derby Rd, Beeston, Nottingham 
NG9 3AE 
 

Food & Drink 
Family Friendly 
Outdoor Seating 
 

2.1 40 

Jolly Anglers 
Meadow Rd, Beeston, Nottingham NG9 
1JS 

Drinks 
Family Friendly 
Pub Games 
Live Sports 

2.4 46 
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Outdoor Seating 
Boat and Horses 
137 Trent Rd, Beeston, Nottingham 
NG9 1LP 

Food & Drink 
Family Friendly 
Outside Seating 
Live Sports 

2.4 46 

 
 
    Map of surrounding Drinking and Eating Establishments  




