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Appeals by Bramcote Unity Park  

Charitable Incorporated Organisation 
 

Land off Edenbridge Court, Nottingham, NG8 2RS  

 

Appeal Refs:  3267115 &  3267117 

Supplementary Proof of Evidence (Planning) 

Prepared by Geoffrey Prince, Geoffrey Prince Associates Ltd  

 (Agent and Planning Consultant) 

 

1 This Proof of Evidence (PoE) supplements the Planning Statement submitted 

with the planning applications.  

 

2 My name is Geoffrey Prince, MRTPI.  I have been practicing as a Town Planner 

since 1976.   Following  a short period in Local Government I spent 12 years 

(1978 -90) living and working overseas, initially as a VSO Town Planner for the 

Government of Malawi and subsequently as a Consultant in other parts of 

Africa, the Middle East, Asia and America.  Since 1990 I have been practicing 

as a Consultant Town Planner mostly in the UK, and in 1996 I set up Geoffrey 

Prince Associates Ltd.  During this period I have been a senior planning advisor 

to the MOD on its UK and Overseas estate, and also advised private sector 

clients on planning application submissions, viability appraisals, appeals, local 

plan representations including participation at public examinations.   

Specifically, I have a unique knowledge and understanding of planning issues 

in Nottingham City and the adjoining local authority areas gained over 30 years.    

 

3 This PoE supplements statements submitted at the time the planning 

applications were submitted and subsequent post  validation submissions made 

during the planning application process including: 

 

a) Planning Statement (Core Document (CD) 1.11 and A.1); 

b) Statement of Community Involvement (co- wrote with HLP) (CD2 – H.5); 
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c) Open Space Assessment and Alternative Forms of Development 

Assessment (co-wrote with HLP)(CD2 – A.2 & A.3); 

d) Email correspondence with the Case Officers. 

 

4 The purpose of this PoE is to respond to a number of outstanding planning 

policy issues and to provide clarifications to areas of common ground and 

uncommon ground set out in the agreed Statement of Common Ground (SCG).  

These matters are: 

a) Part 1 Local Plan – Aligned Core Strategy (ACS):  Policy 2 Spatial 

Strategy; 

b) Part 1 Local Plan – ACS: Policy 8 Housing Mix, Size and Choice; 

c) Enabling Development; 

d) Review of decisions on planning applications in the locality; 

e) Policy re net gains to biodiversity; 

f) Policy re carbon reduction targets. 

 

General Statement 

 

5 As the Agent responsible for the submission of these applications including the 

appeals I wish to state at the very onset that I only agreed to take on this 

appointment on the basis that I was assured by the client that this was a 

genuine application to create a community park and not purely a commercially 

driven residential development scheme.   

 

6 I wish to state unequivocally that the Appellant (a group of business people who 

live locally) is fully committed to the creation of the Bramcote Unity Park (BUP) 

as a publicly accessible area of open space, as a flourishing local wildlife site 

and as a visually attractive area of landscape.  In particular the Appellant sees 

the BUP as the last piece in a jigsaw for a wider vision to integrate all the land 

parcels comprising Bramcote Ridge area including the two adjoining local 

nature reserves (LNRs) under a single management structure to safeguard this 

land for future generations to enjoy, managed by the local community and with 

financial support generated from the enabling development.    



Appeal Refs 3267115 and 3267117  Supplementary Proof of Evidence (Planning) Unity 
Bramcote Unity Park Prepared by Geoffrey Prince (GPA Ltd) 
 

May 2021 
3 

 

 

7 However, the Appellant recognizes that considerable harm is being done to this 

land by the voracious spreading of the Japanese Knotweed which is 

threatening to destroy its valuable fauna and flora, and that action is needed 

now.  To ‘Do Nothing’ is the route to a local natural environmental disaster.    

 

8 I will now turn to addressing a number of outstanding planning issues. 

 

ACS Spatial Strategy 

 

9 In the agreed SCG the Appellant has indicated that he disagrees with the 

statement that the development of a greenfield site is contrary to the ACS 

Spatial Strategy which encourages redevelopment of brown field sites. 

 

10 The Spatial Strategy is set out in Policy 2, and states ‘Sustainable development 

in the plan area will be achieved through a strategy of urban concentration 

with regeneration….’.  The policy does not actually specify the words 

’encourages redevelopment of brownfield sites’. 

 

11 The policy then sets out the distribution of development, and also specifies 

strategic site allocations.  These include strategic regeneration sites in 

Nottingham City for 15% of the total requirement of 30,550 homes over the plan 

period 2011-2028, as well as sustainable urban extensions (SUEs) almost 

entirely on greenfield sites, as there is insufficient capacity to  deliver all the 

required homes within the main built up area of Nottingham.   

 

12 Notwithstanding the limited supply of brownfield land to meet the housing 

requirements of Greater Nottingham, I accept that national policy  gives 

substantial weight to the value of using suitable brownfield land (para 118, 

NPPF).   

 

13 However, the same section also states that planning decisions should 

‘encourage multiple benefits from both urban and rural land, including through 
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mixed use schemes and taking opportunities to achieve net environmental 

gains – such as developments that would enable new habitat creation or 

improve public access to the countryside.’  It further adds that planning 

decisions should ‘support appropriate opportunities to remediate despoiled, 

degraded, derelict, contaminated or  unstable land’. 

 

14 This is exactly what the enabling development component aims to achieve.  It 

will create value to deliver the key objectives of the scheme -  the removal of 

the Japanese Knotweed and thus the remediation of despoiled land, net gains 

in biodiversity and safe public access.  

 

ACS Policy 8 Housing Mix, Size and Choice 

 

15 Third party objectors including local Councillors have questioned the need for 

‘luxury housing’ when the ‘need is for first time buyers houses’.   

 

16 These statements are at odds with the ACS Policy 8 which states ‘Within 

Nottingham City there should be an emphasis on providing family 

housing, including larger family housing, to meet Sustainable Community 

Strategy and Housing Strategy objectives. Within the City Centre there should be 

an emphasis on flats of two or more bedrooms to diversify the existing mix, 

together with innovative family housing on the City Centre fringes’  (my 

emphasis in bold). 

 

17 At para 3.8.5 of the Part 1 Local Plan it adds ‘Whilst the trend is for an increase 

in smaller households, one of the objectives of Nottingham’s Sustainable 

Community Strategy (September 2009) is that a ‘greater balance will be 

achieved in the city’s housing market with an increased choice of good quality 

housing meeting the needs of a diverse population and enabling the city to 

retain more of its aspiring residents’. In order to achieve this, there is a headline 

target, by 2020, to increase family housing to at least 33% of all housing stock 

outside of the City Centre …..’ . 
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18 Thus, there is clear policy direction to increase the supply of family housing  to 

enable the City to retain more of its aspiring residents.  The mix and size of 

houses proposed (ie 4 bedroomed homes) is therefore appropriate. 

 

19 As part of the design process for the enabling development an iterative process 

was adopted and a range of housing solutions from low density to higher 

density housing were assessed.  However higher density housing would have 

required more houses to achieve sufficient value, taken up more land in terms 

of the development footprint, the loss of more trees and vegetation and more 

traffic along Edenbridge Court.  Further, higher density housing would be more 

difficult to assimilate into the landscape.   Our aim has been to ensure that the 

houses are designed to blend in with the woodland setting, with minimal 

impacts on the LWS and on neighbours. 

 

  Enabling Development 

20 Whilst both parties accept the ‘Enabling’ Development’ is an exception to 

planning policy, It is clear that the LPAs do not consider that the proposed 

housing development as part of the creation of the BUP is enabling 

development for the main outcomes sought by the Appellant.  This has quite 

clearly been demonstrated by the LPAs refusal to accept the Appellant’s 

description of the development at the application stage and instead chose to 

describe the development as the ‘Erection of 11 dwellings and provision of 

infrastructure works to facilitate the creation of a  community park’ ie they 

consider the application to be an application for housing development. 

 

21 The Appellant is fully committed to the creation of the BUP, the removal of the 

JKW, and other positive outcomes expressed elsewhere together with the 

setting up of a CIO to manage the Park with local community involvement.   
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22 Whilst the reference to ‘Enabling Development’ in the NPPF at para 202 is in 

connection with heritage assets, there is no reason why it cannot be equally 

applied to the conservation and enhancement of natural environment assets.   

 

23 Indeed, I was recently involved with a case at Pocklington in the East Riding of 

Yorkshire where the LPA deliberately allocated my client’s  land, which was 

located in an area of high landscape value at the foot of the Yorkshire Wolds 

AONB where the SHLAA had concluded that development would be 

unacceptable.   The allocation (for 160 houses) was made on the basis that the 

landowner would make additional land available for the construction of a 

regional flood alleviation scheme, and that value generated from the housing 

development would fund this flood alleviation scheme (approximate cost £3m).   

 

24 Both schemes were progressed in tandem through the Local Plan process, 

planning applications were submitted for both elements contemporaneously 

(including a Viability Assessment) and both permissions were granted at the 

same time, linked together by a section 106 agreement to ensure that the 

developer (Persimmon Homes) would provide funding for the construction of 

the flood alleviation scheme.   

 

25 In the Pocklington case the local authority concluded that the benefits to the 

townsfolk of having added protection from flooding (there has been several 

inundation events in recent years) outweighed any harm caused by 

development in an area of high landscape value (and also of national 

archaeological importance).   ERYC also recognized that they were unlikely to 

receive government grant support for the scheme, and that the only realistic 

way of funding the scheme was through creating land value. 

 

26 This is clearly an example of enabling development to achieve a public good.  

In my opinion this example is not dissimilar to the BUP application where the 

threat to the LWS from the JKW is so great that the only certain course of action 
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to fund its removal before it spreads further is through the value generated from 

the enabling development.  

 

Decisions on Recent Planning Applications in the Locality 

 

27 It is instructive to review Local Plan allocations and the outcomes to planning 

applications on Bramcote Ridge and /or along the Green Infrastructure 

Corridor/as part of the OSN in terms of consistency of decision-making.   These 

are summarized below, and the sites identified on the annotated aerial 

photograph at Appendix A. 

 

Application/ 
Appeal Ref 

Brief 
Description 

LPA Location Decision Key 
Issues/Comments 

SHLAA Site 632 
(Ref 1 on aerial 
Photo) 

Land East of 
Coventry Lane – 
allocated for 300 
homes in Part 2 
Local Plan 
 

BBC Green 
Infrastructure 
Corridor 

No 
planning 
application 
submitted 
yet 

Loss of Green Belt land in 
a sensitive part of the 
Green belt separating 
Nottingham and Derby, 
and loss of playing field 
(16.6 ha) 

APP/J3015/W/16/ 
3162096  
(2) 

Former Bramcote 
Hills Golf Course 

BBC Bramcote 
Ridge/Green 
Infrastructure 
Corridor 

Allowed No 5 year HLS; 
 
Meeting specialist 
housing need; 
 
The Inspector remarked 
that: 
Opening up the 
Deddington Plantation for 
public access would 
constitute a very positive 
material planning 
consideration, ….Such 
public access, coupled 
with opportunities to plant 
additional trees and to 
create an enhanced bio-
diversity area, are 
environmental matters to 
which I afford 
considerable weight. 
 
On balance, the identified 
adverse impacts would 
not significantly and 
demonstrably outweigh 
the benefits. 

APP/J3015/A/08/ 
2092429  
(4) 

74 Sandy Lane BBC Bramcote 
Ridge/Green 
Infrastructure 
Corridor 

Allowed Within part of ridge which 
is already developed; 
 
No public views into site 
and houses would not 
intrude into views of ridge 
 
Suitable standard of 
design 
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APP/J3015/A/04/ 
1144479 
(5) 

70 / 72 Sandy Lane BBC Bramcote 
Ridge/Green 
Infrastructure 
Corridor 

Allowed Well screened site with no 
public views in/out 
 
Within curtilage of existing 
house 

19/000182/FUL 
(6) 

Telecommunications 
Mast, Sandy Lane 
LNR 

BBC Bramcote 
Ridge/Green 
Infrastructure 
Corridor 

Approved 25m replacement mast – 
5m higher than existing 
mast 
 
 
The Case Officer 
concluded that there 
would be; 
No greater impact in 
terms of visual 
appearance 
 
No impact on amenity of 
local residents (nearest is 
51m away) 
 
Tall then structure so not 
visually prominent 

18/00377/FUL 
(7) 

Land to Rear of 13 
Middleton Crescent 

BBC Bramcote 
Ridge/Green 
Infrastructure 
Corridor 

Approved The Case Officer 
concluded that: 
 Site is within Green 
Corridor, but overgrown; 
 
No 5 year HLS and 
outside Green Belt; 
 
Acceptable design and 
impacts on neighbours. 

20/00120/FUL 
(8) 

40A Derby Road, 
Nottingham 

BBC Bramcote 
Ridge/Green 
Infrastructure 
Corridor 

Approved Application for extensions 
and raising ridge height 
 
In giving approval BBC 
did not consider visual 
impact of raising ridge 
height was important. 

APP/Q3060/A/13/ 
2200191  
(9) 

Allotments rear of 
108 to 150 Russell 
Drive  

NCC OSN Allowed Residential development 
for 110 homes on a 10.6 
ha site (66% is within 
OSN); also underused 
allotments; 
  
The Inspector concluded 
that; 
Townscape impacts  
low/neutral 
 
Loss of views across site 
of local residents but 
planning gives no right of  
view; 
 
No material harm to the 
OSN; 
 
5 yr HLS, so not an issue; 
 
Although existing houses 
will back onto new 
development their 
amenity interests can be 
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protected by landscape 
condition 

 

28 All of these applications  were either approved by the LPA or allowed on appeal 

apart from the Land East of Coventry Lane site which is still an allocation site).   

 

29 There seems to be no consistency in the assessment of key issues  with 

regards to the determination of these applications when compared  to this 

appeal application.  Specifically: 

a) Lack of a 5 year HLS was a determining factor in two applications (Former 

Bramcote Hills Golf Course and Land to rear of 13 Middleton Crescent); 

b) Loss of greenfield land (including Green belt land, playing fields, 

allotments and OSN/GIA) was given limited weight in the determination of 

these applications/land allocation; 

c) Impacts on living conditions of neighbours also appears to have been 

given limited weight in the determination of these applications; 

d) Landscape and visual impacts including loss of views were also not 

considered to be important.  

 

30 At the same time, none of these applications will deliver the significant package 

of benefits as proposed with the BUP proposal.  Yet, it seems that what might 

be considered to be key issues in the determination of the above applications, 

are at the centre of the reasons  given by the LPAs in refusing the BUP 

application.   

 

Planning Policy and Net Gains in Biodiversity  

 

31 RammSanderson, the Appellants Ecology Advisors, will address enhancements 

in the site’s ecological value and also demonstrate using the Biodiversity Metrix 

2 calculation, the net gains to biodiversity. 

 

32 In preparing this application the Appellant has had full regard to extant planning 

policy as set down in the NPPF and the development plan and also to the 

direction of travel of future policy to be confirmed in the Environment Bill that all 
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new applications for development will need to deliver an increase in 

biodiversity.  In addition emerging national policy to be included in a new NPPF 

is likely to place a greater focus on increasing public access to open space and 

the countryside. 

 

33 In assessing this application the LPAs in my opinion have failed to appreciate 

these benefits, and by refusing this application seem intent on allowing a 

course of action to be taken, whereby the risk of the land being overrun by JKW 

are high, thus undermining its ecological value as a LWS/GIA. 

 

34 The policies of the development plan and NPPF are quite clear in  their 

commitments to ensure that development brings improvements to biodiversity, 

particularly in areas designated for their nature conservation value and those 

which are  part of the OSN/GIA. 

 

Meeting Carbon Reduction Targets 

 

35 Finally I wish to address the Appellant’s commitment to contribute in a very 

positive way to achieving the carbon reduction targets which are not only an 

central part of government policy, but also a key strategic goal of Nottingham 

City Council, which declared a Climate and Ecological Emergency on 13 

January 2020, to become the UK’s first carbon neutral city by 2028.  The 

Nottingham Carbon Neutral Action Plan 2020-2028 sets out actions to achieve 

this ambitious goal, under four headings – carbon reduction, carbon removal, 

resilience and adaptation and ecology and biodiversity.   Many of the actions 

under these headings are embodied in this application including: 

a) Local carbon sequestration - the planting of 1,072 native trees will mitigate 

the climate change impact of the carbon emissions associated with 468 

homes for one year, and make a valuable contribution towards the target 

to plant 50,000 trees across the City by 2028  (BBC has a commitment to 

plant 2,000 trees per annum); 
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b) Enhancing the local landscape by making it more accessible to bring 

about improvements in people’s physical and mental health and well-

being; 

 

 

c) For the enabling works to be designed and built to the highest standards 

in terms of energy efficiency and incorporating on site renewable energy 

generation measures such as ground source heat pumps and solar 

panels, minimizing emissions and the use of renewable materials in 

construction, incorporating measures to ensure water efficiency, provision 

of EVCPs and cycle racks  with each property as well as including 

sustainable urban drainage systems.  The aim is to create exemplar 

‘Green’ houses which dovetail with Nottingham’s ambitions to be a carbon 

neutral city. 

 

Conclusions 

 

36 In conclusion this application has been designed to ensure the long term 

protection and enhancement of Bramcote Ridge in perpetuity underpinned by a 

sound business plan to fund the removal of the JKW to allow the fauna and 

flora to flourish and to provide capital and long term stewardship funding of the 

BUP, as part of a wider vision for Bramcote Ridge which future generations can 

enjoy. 

 

37 Working with the local community the Appellant is committed to the delivery of 

this vision. 

 

38 The scheme fully satisfies the tests set down in the policies of the development 

Plan and the NPPF which allow development in areas of protection where the 

benefits exceed the harm.   

 

39 Do Nothing is not a solution. 
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40 The evidence which I have prepared and provide for this appeal (reference 

APP/Q3060/W/21/3267115 and 3267117) in this proof of evidence is true and 

has been prepared and is given in accordance with the guidance of my 

professional institution and I confirm that the opinions expressed are my true 

and professional opinions. 

 

Geoffrey Prince, BA, MRTPI  

May 2021 
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APPENDIX A 

Aerial Photograph Showing Locations of Planning Application Decisions in the Locality   

 

 


