
An analysis of the Benefits and Harms created by the proposal for The Creation of a Community 
Park and Enabling Development of 11 Dwellings

A summary of the proposals for the site, analysing the benefits and harm each aspect of the 
proposals present.  

This is a summary, and reference to the full planning application including drawings and specialist 
reports should be referred to for in depth information in support of the summary points below. 

Proposal Benefit Potential Harm Mitigation / 
Justification (if 

needed) 

3.4ha / 8.4 acres of 
private land to be gifted 
to a Charitable 
Incorporated 
Organisation (CIO)

- Land legally 
designated as open 
space in public 
ownership

- Protection of ‘green 
corridor’ in perpetuity. 

- Community control 
use of land in 
perpetuity. 

- Robust constitution 
and governance of 
CIO

- Connectivity of 
surrounding LNR’s to 
enable continuous “off 
road” routes, offering 
exercise, amenity and 
well-being benefits to 
residents, in line with 
NHS guidelines on 
exercise and wellbeing

- Physical integration of 
management, identity 
and funding for wider 
open space network.


- land gifted for public 
benefit and ownership


- Management of land 
removing unmanaged 
issues and hidden 
crime such as littering, 
fires and unmanaged 
trees to positively 
impact on the 
character of the site


- Ability to hold suitable 
and adequate 
insurance by virtue of 
defined use (i.e. 
fenced private land or 
open to the public)

- Assurance in the 
ability of the CIO 
members to manage 
the parkland. 

- Friends of Bramcote 
Ridge have managed 
the Alexandrina 
Plantation in 
conjunction with 
Broxtowe Borough 
Council for 31 years 
and have confirmed 
their support and 
interest in the 
proposals being put 
forward. 

- The constitution and 
make-up of the CIO 
will ensure suitable 
governance.

- There has been wide 
interest from members 
of the local community 
with various skill sets 
applicable to the 
running of the CIO

- Bramcote Community 
Association have 
confirmed their 
support & interest in 
the proposals.

- £200,00 to be placed 
in CIO for long-term 
stewardship 

Page �  of �1 12



1.3ha / 3.2 acres for 
enabling development 
totalling 11 dwellings

- Provision of funds to 
deliver proposals, by 
virtue of Japanese 
Knotweed removal

- Removal of harmful 
non-native alien 
species causing 
ecological loss to open 
space network. 

- Increased natural 
surveillance of the 
woodland

- Improved security to 
houses adjoining the 
north of the site

- Softening of the hard 
residential edge with 
transitionary 
development of lower 
density

- Diversification of 
housing stock & offer 
of market choice

- Exemplar low carbon /
net zero carbon 
opportunity

- change in character of 
the private land, to 
being positively 
managed - removal of 
issues associated with 
overgrown areas 
along the northern 
boundary

- Loss to LWS where 
built forms located, 
excluding harm 
already present by 
Japanese Knotweed 
(currently estimated at 
4900m2) = 1.5% of 
loss to LWS

- Visual impact and loss 
of visual amenity for 
adjoining homeowners 
(all houses in excess 
of recognised 
separation distances). 
Separation distances 
are contained with the 
Design and Access 
Statement and all are 
within acceptable 
parameters with 
proposed planting. 

- Change in character of 
the site - built forms  
present in locations 
that they were 
previously not present 

- Areas of LWS 
proposed to be lost 
are of low nature 
conservation value 
and are habitats that 
are common and 
widespread

- The proposals are not 
visible in long range 
views of the site (see 
LVIA)

- The proposals are not 
visible from mid range 
views due to siting of 
existing dwellings and 
landscape screening 
of the site

- The proposals will be 
screened with planting 
and sited to mitigate 
short range views of 
the proposals from 
neighbouring 
properties

- The proposals will 
appear 1 storey plus 
roof from the 
community park due to 
topography and will 
have screen planting 
using native tree and 
hedges

- Change in character 
will be managed 
through sensitive 
choice and siting of 
new elements to be in 
keeping with the 
woodland setting. 
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Creation of Bramcote 
Unity Park Community 
Incorporated 
Organisation for 
stewardship of the 
community woodland

- Land will be in the 
communities 
ownership. 

- Safeguarding of the 
woodland for the 
future by taking it out 
of private ownership. 

- Objectives of the new 
management plan for 
the land can be 
realised. To be uniform 
with neighbouring 
LNR’s and therefore 
allow for greater 
continuity with the 
wider area and 
existing threats 
removed from current 
management plan. 

- Long term 
stewardship and 
maintenance of the 
park, with £200k 
placed in to CIO once 
park is handed over. 


- Ability for the 
community to benefit 
socially, educationally, 
physically, with 
fantastic community 
engagement 
opportunities. 


- Sense of ownership 
and place for the 
community.


- Ability to hold 
property and trade


- Accountability to the 
charity commission


- Ability for CIO to fund 
projects within wider 
open space network 
and bring other 
parcels of land in to 
CIO (potential 
inclusion of 3.67ha at 
Deddington Plantation 
of former Bramcote 
Hills Golf Course)

- Assurance in the 
ability of the CIO 
members to manage 
the parkland. 

- Friends of Bramcote 
Ridge have managed 
the Alexandrina 
Plantation in 
conjunction with 
Broxtowe Borough 
Council for 31 years 
and have confirmed 
their support and 
interest in the 
proposals being put 
forward. 

- The constitution and 
make-up of the CIO 
will ensure suitable 
governance.

- There has been 
widespread and formal 
interest from members 
of the local community 
with various skill sets 
applicable to the 
running of the CIO

- Bramcote Community 
Association have 
shown support of the 
proposals, who are a 
successfully run local 
community group with 
a strong group of 
active members
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To not reinstate the 6ft 
concrete post and wire 
fences to the eastern 
and western boundaries 
of the site and removal 
of existing concrete 
posts

- Allow for free 
movement of wildlife 
and people

- Visual amenity 
improvement of 
removal of existing 
concrete posts & wire /
chain link remnants 
from site in 
comparison, to 
reinstatement.

- Realisation of 
continuous open 
space network

- Removal of structure 
that may present risk 
of injury to public over 
time

Loss of trees 

Removal of 8 individual 
trees (T4, 7, 8, 9, 22, 23 
& 24), 4 of which are 
recommended for 
removal, 2 category C 
and 2 category B. 
Sections of tree groups 
G1, 4, 3, 7, & 8, which 
are a combination of 
recommended for 
removal and category C. 

Please see tree report 
for further information 

- Allows development to 
be realised

- loss of tree habitats 
that may be used by 
nesting birds 
(inspected in last 
breeding season and 
no signs of use)

- some limited loss of 
visual amenity from 
the short range i.e. 
neighbouring 
properties

- Replacement tree 
planting 

- Felling to be 
undertaken outside of 
bird nesting season 

- trees to be inspected 
by ecologist prior to 
felling

- Proposals have been 
formulated to sit within 
the trees, tree 
removals are shown 
only where absolutely 
necessary. 

- Alternative proposal 
put forward for House 
9 which will allow 
additional trees to be 
retained.
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Eradication of Japanese 
Knotweed covering a 
current estimated visible 
area of 4,900m2 
(February 2020), using a 
‘dig and sift’ method


Please see Japanese 
Knotweed 
Documentation for 
further information 

- Guaranteed Japanese 
Knotweed eradication.

- Removal of ongoing 
liability to future 
charitable custodians 
of the land (CIO)

- Soil and associated 
organisms are 
unharmed by ‘dig & 
sift’ treatment.

- Ability for immediate 
replanting after short 
monitoring period.

- Maintaining existing 
biodiversity of soil. 

- Soil is retained on site 
once JKW is removed. 

- Eradicates threat of 
encroachment on to 
the Alexandrina 
Plantation LNR and 
Sandy Lane Open 
Space LNR

- Eradicates threat of 
encroachment on to 
surrounding residential 
properties. 

- Ability to translocate 
species of significant 
importance, i.e. 
bluebells, golden rod. 

- If left, the Japanese 
Knotweed which out 
competes all other 
species, will prevent 
the natural 
regeneration of the 
woodland. The 
existing trees will be 
the last on this land.


- Ensures removal of 
Japanese Knotweed 
and bramble to 
Northern boundary in 
compliance with 
served ‘community 
protection order’, 
without risk of 
spreading Japanese 
Knotweed and 
committing offence 
under W & C Act 
1981.

- Loss of existing trees 
and all vegetation in 
areas of removal

- Plant movement 
during removal 
process. 

- Method allows 
shortest time between 
eradication treatment 
and replanting 

- Ability to recreate and 
improve habitats

- Plant movement can 
be controlled through 
construction 
management plan. 
Plant would access 
site from the Sandy 
Lane Private Drive, 
which has the least 
impact on the site and 
local area and through 
the Japanese 
Knotweed removal 
area. 
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Removal of existing 
bracken, bramble and 
Japanese Knotweed 
habitats where enabling 
development is 
proposed.

- Japanese Knotweed 
removal, removing 
threat to overall site 
ecology and habitats

- Change in character of 
site through creation 
of new habitats, 
positively impacting on 
the long-term 
biodiversity of the site

- Change in character of 
site through 
introduction of built 
forms

- Positive gain in habitat 
where Japanese 
Knotweed removed.

- Bracken and Bramble 
are common and 
widespread habitats in 
the OSN and are of 
the least importance 
and nature 
conservation value on 
the site.

- Japanese Knotweed is 
a non-native alien 
invasive species that 
offers no value

- Change in character 
creates opportunity for 
re-creation of native 
habitats lost in the 
past through lack of 
management of site or 
new appropriate 
diversification of  
habitats & biodiversity.

Construction of 11No. 
Low Energy Family 
Homes
9No. to North (NCC)
2No. to South (BBC)

- Diversification of local 
housing stock

- Increased natural 
surveillance of the 
woodland

- Improved security to 
houses adjoining the 
north of the site

- Softening of the hard 
residential edge with 
transitionary 
development of lower 
density

- Exemplar low carbon 
scheme 

- Annual income to CIO 
via service charge for 
maintenance of 
“woodland edge” 
within residential area 
of ‘private drive’.

- Assurance of CIO 
(public) funded 
maintenance & 
retention of existing & 
enhancement of 
screen planting. 

- Loss of visual amenity
- Temporary 

disturbance during 
construction of the 
park and enabling 
development.


- Change in character of 
the private land 

- screen planting to 
mitigate visual impact

- Siting of dwellings to 
minimise visual impact 

- Construction 
management plan to 
minimise disruption. 

- The woodland and all 
trees to be retained 
protected during all 
construction activities

- small plant utilised 
suitable for the 
woodland setting.  

- All plant and 
compounds to be 
located on footprint of 
proposed houses, 
driveways or 
roadways only. 

- Character is in 
keeping with the 
woodland setting, 
enhancing the 
character of the site 
positively. 
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Proposed footpaths, 
including Dedicated 
Right of Way running 
across the site. 

- Connection & 
extension of the Robin 
Hood Way through the 
site by means of a 
Section 25 Creation of 
Path Agreement under 
the Highways Act 
1980; installed and 
maintained in 
perpetuity at no public 
cost, removing the 
need to use the road 
network for this 
section. 

- More direct route, with 
improved amenity can 
be achieved for the 
Robin Hood Way

- Improved amenity to 
local footpath routes

- Improved enjoyment 
to local footpath routes

- Footpath routes 
planned to work with 
the gradients of the 
site to allow “safe 
routes,” with ramped 
steps introduced 
where appropriate, to 
allow enjoyment by all 
ages and abilities. 

- Clear sign posting to 
improve enjoyment of 
space and improve 
feelings of security. 

- Less impact on LWS 
through control of 
people movements 
through the site

- Dedicated ROW 
meaning that use of 
route is secured in 
perpetuity 

- Control of people 
movements around 
the site, meaning less 
disruption to habitats 
on site

- Change in character of 
site through 
introduction of formal 
routes

- Visual and Physical 
impact if existing 
claimed route by way 
of modification order 
of the definitive map is 
determined to subsist 
across private land

- East / West  
‘dedicated’ RoW 
footpath would be a 
bound surface. 
Surfacing to be agreed 
with NCC Highways 
as per the Section 25 
of the Highways Act 
Path Creation 
Agreement, to fulfil 
requirements of 
dedication. 

- Tertiary routes to be 
timber edged with 
wood chipped or rolled 
stone surface and 
timber edged steps 
where levels require. 

- Surfacing is 
appropriate for the 
functions they fulfil. 

- Modification and 
inclusions of RoW on 
Definitive Map will 
avoid unsightly fencing 
to both sides if 
determination is found 
to exist following 
protracted DEFRA 
appeal process by 
landowner. 

- Offer for CIO to 
maintain RoW (to be 
agreed subject to 
planning).

Plantation of 1072 native 
tree species across the 
site

- Replanting of 
woodland in JKW 
removal area

- Screen planting to 
mitigate visual impact

- Biodiversity gain
- Visual amenity. 

- ‘Extract’ method 
allows full eradication 
of Japanese 
Knotweed and allows 
replanting within 3 to 4 
months utilising clean 
native soil / eco 
system
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9 No. SuDS retention 
basins (ponds) fed from 
garage and house roofs, 
incorporating shelved 
‘wet ponds’ to positively 
enhance biodiversity and 
wildlife habitats 
surrounding them.

- Improvement of the 
biodiversity of the site 
and the surrounding 
nature reserves, 
through the 
introduction of water 
sources. Current 
nearest water source 
is Tottle Brook, which 
is 174 metres from 
Eastern corner of site. 


- Sustainable use of 
surface water 
drainage in 
accordance with the 
SuDS hierarchy, as 
best practice

Legally transferring as a 
gift area of site (owned 
by Bramcote Unity Park) 
currently used for 
football pitch, located in 
Sandy Lane Open Space 
LNR, formally to 
Broxtowe Borough 
Council 

- Allows football pitch to 
remain in current 
position 

- Gives BBC full control 
over this piece of land 
in perpetuity, at no 
cost to the public 
purse

Defibrillator (AED) point 
to the southern point of 
the Sandy Lane 
Bridleway. 

- Improved access to 
lifesaving equipment 
for local residents and 
users of the wider 
open space network

- Visual impact - Limited visual impact.  
Whilst changing the 
setting in the environs 
of the footpath, it is 
necessary to fulfil its 
function of being 
visible and accessible, 
but is compatible with 
other street furnitures 

Formal ‘gateways’ in to 
the site

- Improved wayfinding
- Improved sense of 

place
- Signifies transitioning 

through space
- Allows CIO to 

advertise activities of 
site on an information 
board

- Kissing gates to be 
introduced to prevent 
motorbike use 
(highlighted as an 
issue by residents)

- Change of character - Gateway is to be 
signified with native 
planting to create focal 
point and all ‘furniture’ 
i.e. signboards to be 
treated timber and in 
keeping with the 
woodland setting. 
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Signage - Improved wayfinding
- Improved sense of 

place
- Improved feelings of 

safety walking through 
the site

- Educational 
opportunities through 
information boards

- Ability to direct routes 
of various abilities and 
improve quality of the 
user experience.

- Change of character - All ‘furniture’ i.e. 
signboards to be 
treated timber and in 
keeping with the 
woodland setting. 

Rest points - Allows accessibility to 
more users

- Added amenity and 
leisure value to 
residents 

- Impact on land - Locations are in 
clearings and any 
surfacing within RPA’s 
would be using ‘no dig’ 
method.

- Locations are sited 
near to steeper 
sections of pathway to 
offer rest 
opportunities, at 
intersections between 
paths, or sited to offer 
long range views and 
located to look away 
from residential 
properties, 
safeguarding amenity.

Bird habitats - Improved biodiversity 
benefit from planting 
of new trees and 
hedges

- Improved biodiversity 
benefit from 
installation of 19No. 
bird boxes (1 per 
house and 10 within 
park installed on 
appropriate existing 
trees)

Bat habitats - 19 No. bat boxes / 
bricks (1 per house 
and 10 within park on 
appropriate existing 
trees), creating 
enhanced biodiversity 
benefit 
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Conclusion 

We have analysed all of the elements put forward in the planning application proposals in terms of 
their benefits and potential harm, and discussed the ways needed to mitigate any harm that may 
result from the proposals. 

There are extensive significant and tangible benefits both in the short, mid and long term 
demonstrated above. 

The benefits are of substantial and significant public benefits and fulfil many strategic ‘public’ 
objectives including: 

- Improving access to open spaces for all members of the community
- Provision of good quality, accessible, well managed open space for public benefit in perpetuity 
- Encouraging healthy, sustainable lifestyles and improving the quality of life for local residents
- Recognising the importance of this open space through proactive and positive management to 

protect the longevity and quality of the land. 
- Improving access to play provision and creating good quality play opportunities, for children’s 

development and well-being, in line with Nottingham City’s Play Policy. 

Beehive - Improved biodiversity 
benefit through 
introduction of habitat 
for pollinators 

- Social and economic 
opportunities for CIO

- Permeable surfacing & 
enclosure associated 
with beehives

- Permeable surfacing 
to reduce / remove 
impact to the ground

- Enclosure to be 
appropriate to 
woodland setting 
(weaved willow 
fencing or alternative 
to be agreed)

Woodland play - improving access to 
play facilities

- Improvement in quality 
of local informal play 
provision

- Provision of varied 
play opportunity with 
educational, health 
and well-being 
benefits

- Potential to attract 
antisocial behaviour

- Impact on woodland

- Play sited in locations 
of site closest to 
footpath and road 
network to allow for 
natural surveillance

- Play in keeping with 
woodland setting i.e. 
use of felled trees for 
balancing along, tree 
trunk stepping stones 
and features to 
encourage exploration 
and imaginative play 
made of natural 
materials. 

Waste bins - Manages and 
minimises existing 
litter issue on site due 
to current trespass 
(unauthorised use) 
and manages any 
impacts of increased 
use in terms of litter

- visual impact on 
character of woodland 

- all ‘furniture’ would be 
timber and in keeping 
with the woodland 
setting and placed in 
limited locations on 
the site. Management 
and co-ordination of 
waste removal from 
containment by 
dedicated operator. 
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- Improvement of the public footpath network, in accordance with targets set out in the 
Nottingham Rights of Way Improvement Plan (NCC) and Rights of Way Management Plan 2018 
- 2026 (BBC)

- Bringing unmanaged areas in to active nature conservation management and managing the land 
in accordance with a revised Alexandrina Plantation LNR and Sandy Lane LNR and Bramcote 
Unity Park Management Plan 2020 - 2025.

- Creation of Bramcote Unity Park CIO; a community group with social, economic and educational 
opportunities and benefits.

The proposal results in a loss to the LWS, with the figures below outlining the areas in relation to 
the future use.

Total Site Area = 4.7 hectares 

3.78 hectares (9.3 acres) within Nottingham City Council
0.96 hectares (2.4 acres) within Broxtowe Borough Council 

Proposed Publicly Accessible Community Woodland / Park = 3.02 hectares (7.5 acres)

2.6 hectares (6.4 acres) within Nottingham City Council
0.42 hectares (1 acre) within Broxtowe Borough Council 

Area to maintained by Bramcote Unity Park CIO and allocated as Open Space / OSN (not public) = 0.38ha 
(0.9 acres)

0.32 hectares (0.8 acres) within Nottingham City Council
0.05 hectares (0.1 acres) within Broxtowe Borough Council 

Proposed Residential Area = 1.3 hectares (3.2 acres)

Total area proposed to be residential within NCC boundary = 0.84 hectares (2.4 acres)

of which, private drive serving all properties = 1940m2 / 0.19ha
individual plot driveways, paths and patios = 1110m2 / 0.11ha
house and garage footprints = 1190m2 / 0.12ha (of which 135m2 green roofs)
private gardens = 4123m2 / 0.41ha

Total area proposed to be residential within BBC boundary = 0.46ha (of which 0.06ha currently amenity 
grass bordering existing private drive and private drive to Sandy Lane, within the site ownership)

of which, private drive, individual plot driveways, paths and patios = 1041m2 / 0.1ha
House footprints = 488m2 / 0.05ha
private gardens = 3216m2 / 0.32ha

Total visible area of Japanese Knotweed above ground and underground clearance and eradication zone = 
0.77ha

within proposed community park = 0.43ha
within proposed areas of enabling development = 0.34ha

The areas of Japanese Knotweed represent no biodiversity value and an existing loss to the value 
of the LWS due to the monoculture of the woodland floor in these areas and the consequential 
impact of the loss of the regenerative capacity of the woodland. Any biodiversity benefit contained 
within the tree canopy has a finite lifespan.  The visible Japanese Knotweed on latest accounts 
(Feb 2020) covers 10.5% of the LWS. The area proposed for built infrastructure (house footprints, 
roadways, pathways) is 12% of the LWS. 
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The 1.5% loss (based on visible Japanese Knotweed above surface as opposed to the eradication 
zone) of LWS with biodiversity value is outweighed by the public benefit the scheme offers  (as 
outlined above) and by the biodiversity benefit created by: 

- Removal of Japanese Knotweed and therefore the removal of the threat to the whole site & 
surrounding LNRs and residential properties. Continued growth would continue a monoculture of 
the woodland floor and remove its ability to naturally regenerate causing greater loss of LWS.

- Introduction of beehives to improve biodiversity of site and its surroundings and offer educational 
opportunities & possible financial benefit to Bramcote Unity Park CIO.

- Introduction of bird habitats to support species that use the site
- Introduction of bat habitats to encourage use of the site 
- Introduction of water sources to create a substantial enhancement and more attractive 

environment for wildlife and biodiversity
- Planting of indigenous species, including native tree and hedge planting, to create new habitats 

in support of the ‘green infrastructure network’.
- Engaging the community in learning opportunities surrounding horticulture, arboriculture and 

wildlife. 

It is demonstrated that there are significant and tangible benefits both in the short, medium and 
long term, that substantially outweigh any harm or perceived harm that may be created through the 
proposed enabling development and works on the site to create a community park, that result. 
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