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1.0 Introduction 

  

 Purpose 

 

1.1 The purpose of this Supporting Planning Statement is to explain and support an 

outline planning application for residential development on land at Coventry Lane, 

Bramcote, Nottingham. The site is a residential allocation. The development 

proposal is for up to 190 dwellings including affordable housing. This Statement 

has been prepared on behalf of the applicant, Peter James Homes. 

 

1.2 An active regional house builder, Peter James Homes has a clear intention to see 

the site positively developed in a short period of time, creating a high-quality 

residential scheme that will deliver an allocated housing site, contributing to 

housing growth needs, satisfying planning policy requirements and responding to 

identified constraints and local distinctiveness. 

 

1.3 This Supporting Planning Statement outlines the context within which the 

application is made and provides a detailed assessment of the main planning 

considerations, together with a reasoned justification of the merits of the scheme 

when assessed against relevant national and local planning policy and other 

material considerations. 

 

Report Summary 

 

1.4 This Statement concludes that the proposal represents sustainable development 

and consequently, there are no planning reasons why residential development 

should not be supported on the site. 

 

Other Reports 

 

1.5 The application has been comprehensively prepared, informed by a range of 

technical evidence, such that the proposal can be fully considered by Broxtowe 

Borough Council in its role as the local planning authority. 

 

1.6 The application therefore includes the following suite of information: 

 

• Transport Assessment 
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• Flood Risk Assessment and Drainage Strategy 

• Phase 1 Site Investigation 

• Protected Species Report 

• Design and Access Statement 

 

Author 

 

1.7 This Statement has been prepared by Planning and Design Group (UK) Limited 

(‘P&DG’). P&DG is a planning and urban design consultancy with extensive 

experience of the identification of residential development opportunities and 

securing related planning permissions.  Our contact details are as follows:   

 

1.8 Planning and Design Group (UK) Limited 

Pure Offices, Lake View Drive, Sherwood Park, Nottingham, NG15 0DT  

T: 01623 726256  Email: midlands@panddg.co.uk 
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2.0 Application Site and Context 

 

The Site 

 

2.1 The application site is Land West of Coventry Lane, Bramcote, lying between 

Bramcote Crematorium, Stapleford Hill, residential development under 

construction (Fields Farm), the railway line (freight) and the A6002 Coventry Lane. 

The site comprises 8.73 hectares of suburban paddocks, a large industrial depot, 

business workshops and a former farm complex in a varied state of repair. The site 

lies within the administrative boundary of Broxtowe Borough Council. 

 

2.2 The site is located to the north west of the existing built-up area of Bramcote. Both 

Bramcote and the adjacent area of Stapleford to the south west are sustainable 

neighbourhoods with a range of local services and facilities to meet daily needs.  

The site is well located for sustainable transport links along Coventry Lane and links 

to the surrounding countryside and network of green infrastructure routes. To the 

west, residential development is ongoing at Fields Farm.  

 

2.3 The site is accessed from Sidings Lane, a wide industrial road, with a bell mouth 

junction connecting to the A6002, which leads to the A52 via the A6007 to the 

south and the A610 to Nottingham and M1 Junction 26, to the north. 

 

2.4 Consideration of existing site constraints has informed the proposed development 

of the site. The site is not subject to any statutory or other (non-planning) 

designations, including flood risk and heritage assets, which may otherwise require 

special consideration.   

 

2.5 The site forms the major part of residential allocation Policy 3.4 within Broxtowe 

Borough Council’s adopted Part 2 Local Plan. The allocation is for 240 dwellings 

and includes land to the north east of the application site. The are no deliverability 

or marketability constraints that would prevent development on site. Peter James 

Homes is familiar with the local housing market and has recently and successfully 

delivered new homes elsewhere in Broxtowe. 

 

2.6 Most of the application site is under option Peter James Homes. Part of the site is 

owned jointly by Broxtowe Borough Council and Erewash Borough Council and 
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managed by the Bramcote Bereavement Joint Services Committee. Originally 

purchased with a view to potential expansion of the crematorium, this area of land 

is now surplus to requirements and as such, the Councils have formally agreed to 

formally dispose of the land. 

 

Planning History 

 

2.7 Planning records for the site, made available online by Broxtowe Borough Council, 

do not identify any planning history of relevance to the current proposals. 

 

2.8 The proposals have been considered, promoted, and prepared having regard to 

proposals and permissions within the wider area. Of relevance is Fields Farm to the 

west, and the residential allocation of Land East of Coventry Lane (Part 2 Local Plan 

Policy 3.3), opposite. None of these in progress or proposed developments directly 

impact upon this application but are of relevance to aspects including 

infrastructure and connectivity. 

 

Environmental Impact Assessment 

 

2.9 In accordance with The Town & Country Planning (Environmental Impact 

Assessment) Regulations 2017 (as amended) Regulation 6, a request for an EIA 

screening opinion was sought from Broxtowe Borough Council for the residential 

development of up to 240 dwellings on land at Coventry Lane, Bramcote in 

accordance with Policy 3.4 of the Broxtowe Part 2 Local Plan. 

 

2.10 A screening opinion was received on 1
st

 April 2020 from Broxtowe Borough Council 

confirming that EIA was not required. The opinion states that ‘the proposed project 

is considered to be an ‘urban development project’ (Schedule 2.10(b)). Whilst it 

would exceed the thresholds of 5 hectares and 150 dwellings, it is considered that 

neither the characteristics of the development, location of development nor the 

characteristics of the potential impact suggest the development might potentially 

have significant environmental effects. The site is also not located within a 

‘Sensitive Area’ as defined within the regulations.’ 

 

2.11 A copy of the Screening Opinion accompanies the application. 
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3.0 Design Process and Consultation 

 

3.1 The allocation of the site and an understanding of its constraints has been subject 

to extensive engagement and discussions with Broxtowe Borough Council, the 

local community, and other stakeholders over an extended period, through the 

Local Plan process. This consultation has directly informed and influenced the 

proposals, which are the subject of this application. 

 

Engagement with the Part 2 Local Plan 

 

3.2 The site is allocated for housing by Broxtowe Borough Council. Peter James Homes 

has participated in multiple stages of statutory and non-statutory consultation by 

the Council on the Greater Nottingham Core Strategy and the Part 2 Local Plan 

from 2013 (Issues and Options) to 2019 (Adoption). In particular, Peter James 

Homes supported the Council’s identification of the site, Land West of Coventry 

Lane, as a strategic housing allocation. Peter James Homes played an active part in 

the public examinations of both the Core Strategy and the Local Plan Part 2.  

 

3.3 The Part 2 Local Plan process comprised eight statutory and non-statutory stages 

of public consultation. Peter James Homes actively engaged in the process and 

sought to provide technical evidence of the suitability, availability and deliverability 

of this site.  

 

3.4 Comments on the proposed allocation of this site were received from the local 

community and relevant stakeholders during each stage of consultation. The 

comments were fully considered by the Council informing their decision-making in 

respect of the allocation and relevant policy requirements, to address key planning 

issues raised.  

 

Opun Design Review Panel 

 

3.5 Peter James Homes actively participated in the Bramcote / Stapleford Opun Design 

Review Panel Workshops in November 2016, forming part of the Part 2 Local Plan 

evidence base. The workshops, facilitated by Broxtowe Borough Council, involved 

a wide range of stakeholders, including The Campaign to Protect Rural England 

(who supported the allocation), the Bramcote Hills Community Association and 

Stapleford Town Council. The Opun Panel members involved in the workshop for 
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Bramcote provided a mix of built environment disciplines including urban design, 

planning, landscape architecture, highways, heritage and conservation. The 

purpose of the workshop was to identify key issues for resolution and 

development, to agree a set of design principles for the site and set out an 

indicative schedule of follow-on work needing to be undertaken at application 

stage. The agenda sought to consider and inform policy regarding the following 

issues : 

 

• Connectivity and Movement 

• Green and Blue Infrastructure 

• Conservation  

 

3.6 Accordingly, this review
1

 informed the policy requirements for the site, which have 

since driven the design and layout of the proposed development. 

 

 

Figure 1: OPUN workshop notes 

 
1 https://www.broxtowe.gov.uk/media/3800/opun-deisgn-review-bramcote-rev-d.pdf viewed 27-05-20 

https://www.broxtowe.gov.uk/media/3800/opun-deisgn-review-bramcote-rev-d.pdf
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3.7 The local community and interested stakeholders have had the opportunity to 

review and comment on the principle of development on site and critically design 

expectations, strictly guiding the current proposals. 

 

3.8 The OPUN panel review identified the following potential actions and issues to be 

assessed and considered through the preparation of an application. 

 

• Undertaking a detailed site analysis to demonstrate an in-depth understanding 

of site and context i.e. identifying and mapping character areas, key routes, 

connection points, movement pattern, key views to and from the site etc.  

 

• Provision of a Development Framework Plan for both sites which will set a 

strategic framework for the overall development concept and development 

principles.  

 

• Provision of a Parameters Plan to ensure a high quality scheme is delivered, 

through the provision of clearly stated parameters and guidance on street 

hierarchy, parking, building density, building height, open spaces and 

landscape.   

 

• Provision of a detailed Landscape Strategy Plan which identifies the different 

character and identity of all of the existing outdoor spaces at an in depth and 

local level etc.   

 

• Utilising the landscape and water as a unifying element to connect the two sites 

i.e. a landscaped vehicle route incorporating SuDS / Swales connecting the two 

sites.   

 

• Maintaining and enhancing Bramcote Hills Park, Bramcote Hills, and Stapleford 

Hill within the Landscape Strategy / Green Infrastructure for the site.  

 

• Provision of a clear street hierarchy to provide legibility and sense of place.  

 

• Provision of a ‘Vision’ for Coventry Lane including an integrated approach 

(highways, landscape and urban design) in addressing existing problems of 

connectivity, speeding and noise. This should include maintaining and 

enhancing public rights of way, safer crossing of Coventry Lane etc.  
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• Explore accessing the site off Coventry Lane as well as new pedestrian linkages 

to other nearby streets. Creating linkages to / with the planned residential 

development to the west at Field Farm. 

 

• Provision of cycling and pedestrian routes which integrate with the existing 

network and connect to facilities including the schools and college.  

 

• Enhancing the buffer of the landscaping adjacent to the railway line to reduce 

the potential impact of the railway (i.e. noise).  

 

• Enhancing and opening up access to non-designated heritage assets, such as 

the ridgeline.  

 

• Keeping built development clear of the ridges. 

 

3.9 These actions and issues have informed the design process and emerging concept 

plan for the site. These are considered in further detail in this statement and in the 

accompanying Design and Access Statement. 

 

3.10 It is noted that through the process of developing the application consideration 

has been given to the wider allocation at Bramcote which also includes land to the 

east of Coventry Lane. Peter James Homes have engaged with the White Hills 

Academy and consideration has been given to the wider linkages and impacts of 

the joint development. In order to ensure delivery from the site in accordance with 

the trajectory demanded by the Adopted Local Plan Part 2, and due to landowner 

requirements, it is not possible to provide a single application to cover the whole 

of the Bramcote allocations, either side of Coventry Lane. However, the current 

application has been prepared in full cognisance of the wider allocation. It has 

been design to facilitate the potential for additional growth, recognising the need 

for a comprehensive and unified development which integrates with its wider 

community on completion. 
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Figure 2: Extract of Issues and proposals diagram from OPUN Wrokshop 

 

Infrastructure Workshops and Housing Delivery Panel 

 

3.11 Alongside the OPUN design panel reviews, Peter James Homes have also actively 

taken part in a series of infrastructure workshops and housing delivery reviews to 

support Broxtowe Brough Council’s plan preparation. 

 

3.12 The Infrastructure panel held in early 2017, was facilitated by Broxtowe Borough 

Council and included representatives of the Highway Authority, Lead Local Flood 

Authority, Environment Agency, Health Agencies and the Local Education 

Authority. The aim of the panel was to discuss, understand and assess the wider 

infrastructure requirements emerging from the potential growth options for the 

Local Plan. 

 

3.13 In addition, Peter James Homes have played an active role at housing delivery and 

viability workshops to help ensure that the Council’s growth needs can be met 

within the plan trajectory and viably delivered. 
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Pre-Application Discussions 

 

3.14 Continued pre-application discussions have taken place between the applicant and 

the Council’s senior planning officers, extending to include Erewash Borough 

Council officers representing the Bramcote Crematorium Joint Committee, and 

Nottinghamshire County Council as the local highway authority. 

 

3.15 Officers acknowledged that the allocation of the site for housing establishes the 

principle of development. The delivery of a fundamental part of the Local Plan is 

anticipated and welcomed in principle by the local planning authority. 

 

3.16 The emphasis of the advice received was on how the site would be developed in 

accordance with the policy criteria of the site allocation. Pre-application discussions 

therefore focussed on technical matters so all issues such as drainage, highways 

and green infrastructure can be satisfactorily addressed, meeting the Key 

Development Requirements of the policy as stated, to ultimately ensure that the 

delivery of the site meets the overall aspirations of the allocation.  

 

3.17 Both Nottinghamshire County Council and Broxtowe Borough Council agreed the 

principles of speed suppression, as proposed along Coventry Lane, were generally 

appropriate at pre-application stage. 

 

3.18 Draft versions of the Concept Masterplan have been reviewed by officers and found 

to be feasible and deliverable subject to detailed assessment. Feedback also 

considered the interface between the site and Bramcote Crematorium as officers 

were rightly keen to review the form of the proposed buffer; in particular where 

the development area is adjacent to the Children’s Bereavement Garden.  

 

3.19 The principle design responds to all aspects of the pre-application advice received. 

The application has been progressed to ensure that the Key Development 

Requirements specified by adopted Part 2 Local Plan Policy 3.4 are met, 

commensurate and proportionate to the total anticipated development in 

Bramcote, including land to the east of Coventry Lane.  
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Planning Performance Agreement 

 

3.20 A Planning Performance Agreement between the applicant and Broxtowe Borough 

Council has been sought to ensure that the application is considered as 

expeditiously as is practicable, by providing a project management framework. 

Such agreements are encouraged by national planning practice guidance. A 

planning performance agreement is simply a project management tool which the 

local planning authorities and applicants can use to agree timescales, actions and 

resources for handling particular applications. They encourage joint working 

between the applicant and local planning authority and can also help to bring 

together other parties such as statutory consultees. A planning performance 

agreement is agreed voluntarily between the applicant and the local planning 

authority prior to the application being submitted. Planning performance 

agreements are intended to be agreed in the spirit of a ‘memorandum of 

understanding’. They are not intended to be a legally binding contract.  

 

3.21 It does not fetter the Council exercising its statutory duties as local planning 

authority nor guarantees the grant of planning permission. The better coordination 

of resources and early understanding of the details and complexities of the 

application creates an opportunity for improved outcomes for the community.  
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4.0 Proposed Development 

 

4.1 Outline planning permission is sought for residential development on Land West 

of Coventry Lane, Bramcote, including means of access. Matters of layout, scale, 

appearance, and landscaping are reserved for future consideration.  

 

4.2 Residential development of up 190 dwellings is proposed on site, including 30% 

Affordable Housing provision, associated infrastructure, and public open space. 

The balance of development is appropriate, creating a desirable and characterful 

development, which can rapidly assimilate into the mature suburban townscape. 

 

4.3 The residential allocation of which this site forms part is for 240 dwellings and 

includes land to the north east. The north eastern part of the allocated site is 

outside of the control of Peter James Homes and is therefore excluded from this 

application. Notwithstanding, however, the subject proposals facilitate 

appropriate access and drainage infrastructure in this part of the site to ensure no 

physical impediment to delivery of the complete allocation. The landowner of the 

land to the north east actively sought and promoted the allocation of the site. The 

site could come forward in parallel with the delivery of the application site. 

 

4.4 The wider allocation involves land to the east of Coventry Lane for up to 500 

dwellings. The design, access and highway implications of the wider development 

have been fully considered and taken into account in the preparation of the 

application. Land to the east of Coventry Lane is controlled by the White Hills 

Academy which actively supported and promoted its allocation. The east of 

Coventry Lane allocation has a similar starting delivery trajectory to the application 

site and it is anticipated that development to the west will help to act as a catalyst 

to the wider development. As such it is considered that the wider benefits and 

infrastructure improvements to be delivered by the wider allocation will come 

forward as anticipated through the ongoing delivery. 

 

4.5 Development on site offers the opportunity to deliver a plan allocation, in turn 

providing much needed residential accommodation to meet growth requirements 

in the area, increase choice and availability of living accommodation and make a 

positive contribution towards creating mixed and balanced communities. The site 

is deliverable upon the grant of necessary planning permissions. 
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4.6 Green corridors are proposed through the site, north to south and east to west 

linking existing leisure and green infrastructure routes and enhancing ecology 

networks. Sustainable drainage systems (SuDS) areas will be publicly accessible and 

planted to encourage wildlife. Green infrastructure provision is set out in more 

detail in Section 6. 

 

4.7 The highway design is suitable to serve the site, as allocated (240 dwellings). 

Proportionate financial contributions are payable to enable the future upgrading 

of the access and deliver highway and pedestrian, cycle and public transport 

enhancements along Coventry Lane, in conjunction with development on land to 

the east of Coventry Lane. Further details are provided in Section 6 of this 

Statement. 

 

4.8 The Concept Masterplan recognises the opportunity to make the most efficient use 

of the site, within capacity limits, integrating with its countryside and 

topographical setting. The proposal includes designated open space, required 

drainage infrastructure and access. The layout has been designed to accommodate 

detailed house types and designs by Peter James Homes. The Concept Masterplan 

establishes that the development will not cause significant or demonstrable harm 

rather, it will provide publicly accessible green infrastructure, connectivity and 

highways delivering the Key Development Requirements of Part 2 Local Plan Policy 

3.4. 

 

4.9 Design aspirations and the vision for the site is embedded in the allocation of the 

site within the Local Plan and further described in the accompanying Design and 

Access Statement.  
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5.0 Planning Policy Considerations  

 

5.1 This section considers the proposal against both national and local policy and 

guidance, in accordance with the relevant legislative framework. A description of 

their status and relevance to the application is provided below. 

 

Local Planning Policy  

 

5.2 Section 70(2) of the Town and Country Planning Act 1990 states that in the 

determination of applications ‘The Authority shall have regard to the provisions of 

a development plan, so far as material to the application, and to any other material 

consideration’.  Similarly, Section 38(6) of the Planning and Compulsory Purchase 

Act 2004 states that planning applications must be determined in accordance with 

the development plan, unless material considerations indicate otherwise.  

 

5.3 In this instance, the statutory development plan constitutes policies contained 

within the Part 1 Local Plan: Greater Nottingham Aligned Core Strategy (2014) and 

Part 2 Local Plan (2019).  The weight that can be placed on relevant policies within 

the development plan will be determined by the degree to which they are in 

conformity with the NPPF.   

 

Part 1 Local Plan: Aligned Core Strategy 

 

5.4 Within the Part 1 Local Plan: Aligned Core Strategy, the following policies are 

considered relevant to this application. 

 

5.5 Policy A sets out the overall approach to growth for the Borough and endorses the 

NPPF’s ‘presumption in favour of sustainable development’.  The policy seeks to 

approve development proposals that improve the economic, social and 

environmental conditions of the area. 

 

5.6 Policy 1 sets out the Council’s support of development proposals which mitigate 

against and adapt to climate change, where feasible and viable.  Development will 

be expected to take account of sustainably resourced materials and minimise waste 

and water use.  The layout and design of buildings should allow adaptation to 

future changes in climate by reducing carbon dioxide emissions, utilising 

decentralised energy generation and incorporate appropriate means to manage 

flood risk and provision for sustainable drainage systems. 
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5.7 Policy 2 sets the Councils’ spatial strategy, which directs development to the most 

sustainable locations.  Development in Bramcote will be for local needs. 

 

5.8 Policy 8 seeks to ensure that new residential development provides a mix of 

housing tenures, types and sizes to create sustainable, inclusive and mixed 

communities.  

 

5.9 Policy 10 deals with design and enhancing local identity, seeking to ensure that 

new development makes a positive contribution to the area and reflects the need 

to reduce the dominance of motor vehicles amongst other design requirements.  

Developments should take into account materials, architectural style and detailing 

and the impact on the amenity of nearby residents of occupiers and have regard 

to the local context. 

 

5.10 Policy 14 seeks to reduce the need to travel by private car by securing new 

developments in the most accessible locations.  The Policy stipulates that new 

development sites should be accessible by walking, cycling and public transport.  

Development should not compromise the effective operation of the local highway 

network. 

 

5.11 Policy 16 establishes a strategic approach to the delivery, protection, and 

enhancement of Green Infrastructure, particularly corridors and assets between 

Nottingham and Derby, together with those of a more local level. 

 

5.12 Policy 17 states that biodiversity will be increased over the plan period by, not 

exclusively, seeking to ensure new development provides biodiversity features and 

improves exiting biodiversity features where appropriate. 

 

5.13 Policy 18 acknowledges that new development must be supported by the required 

infrastructure at the appropriate stage. Contributions will be sought from 

development proposals which give rise to the need for new infrastructure. 

 

5.14 Policy 19 requires that all development meets the reasonable cost of new 

infrastructure required as a consequence of the proposal; where appropriate, 

contribute to the delivery of necessary infrastructure to enable the cumulative 

impacts of developments to be managed, including identified transport 
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infrastructure requirements; and provide for the future maintenance of facilities 

provided as a result of the development. 

 

Part 2 Local Plan 

 

5.15 Within the adopted Part 2 Local Plan, the following policies are of relevance. 

 

5.16 Policy 2 Site Allocations states that on sites allocated for development, permission 

will be granted for development which is consistent with the Key Development 

Requirements and Aspirations of each policy and is consistent with other relevant 

Local Plan policies. 

 

5.17 Policy 3.4 (West of Coventry Lane) requires that the following Key Development 

Requirements are met in full by the development. 

 

‘Key Development Requirements:  

 

1. New Homes: 

a) 240 homes.  

 

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.  

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

Stapleford Hill.’ 

 

In addition, a single Key Development Aspiration is identified within the policy 

wording: ‘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’.  

 

5.18 Policy 17 refers to place-making, design and amenity and seeks to permit new 

development meeting various relevant criteria including: development that 

integrates into its surroundings; provides sufficient, well-integrated parking and 

safe and convenient access; ensures a satisfactory degree of amenity for occupiers 

of the development; and incorporates ecologically sensitive design. 

 

5.19 Policy 32 identifies that financial contributions may be sought where relevant for 

provision, improvement or maintenance of Affordable Housing, health, community 

facilities, green infrastructure, biodiversity, education, highways, cycling, footpaths 

and public transport, the historic environment and flood mitigation. 

 

National Planning Policy 

 

5.20 National policy is defined by the relevant paragraphs of the National Planning 

Policy Framework (NPPF) and Planning Practice Guidance (NPPG). It is material to 

the consideration of this application. 

 

National Planning Policy Framework 

 

5.21 The NPPF unequivocally states in paragraph 7 that the purpose of the planning 

system is to contribute to the achievement of sustainable development.  Paragraph 

8 expands on this stating that there are three overarching objectives to sustainable 

development – social, economic, and environmental – and that these objectives are 

interdependent and need to be pursued in mutually supportive ways.  They are not 

criteria against which every decision can or should be judged (paragraph 9). 

 

5.22 Paragraph 11 of the NPPF establishes a general presumption in favour of 

sustainable development, for both plan-making and decision-taking. In terms of 

determining planning applications, this means: 
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• ‘Approving development proposals that accord with an up-to-date 

development plan without delay; and 

 

• 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.’ 

 

5.23 Footnote 7 identifies that determining policies for housing applications will be out-

of-date where the local planning authority cannot demonstrate a five year supply 

of deliverable housing sites. 

 

5.24 In order to achieve the objectives of sustainable development, planning policies 

and decisions should play and active role in guiding development towards 

sustainable solutions. 

 

5.25 The requirement for the planning system to be genuinely plan-led, with plans 

providing a positive vision for the future of an area and a framework for addressing 

economic, social, and environmental priorities, is specified at paragraph 15. 

 

5.26 At Chapter 4, paragraph 38 of the NPPF stipulates that local planning authorities 

should approach decisions on proposed development in a positive and creative 

way.  Decision makers at every level should seek to approve applications for 

sustainable development where possible. 

 

5.27 Chapter 5 sets out a range of measures to support the Government’s objective of 

significantly boosting the supply of homes, including meeting the identified 

affordable housing needs of specific groups. 

 

5.28 Chapter 8 seeks to promote healthy and safe communities. 
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5.29 Chapter 9 of the NPPF promotes sustainable transport and seeks to reduce the need 

to travel. Transport issues should be considered from the earliest stage of proposals 

to address potential impacts on transport networks, opportunities to promote 

sustainable modes of transport should be taken up subject to the type and location 

of development, and safe and suitable access should be achieved for all users.  

Development should only be refused on highway grounds where safety impacts 

are unacceptable or the residual cumulative impacts on the network would be 

‘severe’. 

 

5.30 Chapter 11 promotes the effective use of land in meeting the need for homes and 

other uses, whilst safeguarding and improving the environment and ensuring safe 

and healthy living conditions.  

 

5.31 Chapter 12 considers what constitutes good design and states that the creation of 

high-quality buildings and places is fundamental to what the planning and 

development process should achieve. Good design is identified as a key aspect of 

sustainable development. 

 

5.32 The NPPF at paragraph 148 requires the planning system to take full account of 

flood risk and encourages the reuse of existing resources, including the conversion 

of existing buildings.  

 

5.33 Paragraph 153 requires consideration of energy consumption, taking account of 

landform, layout, building orientation, massing and landscaping. 

 

5.34 Chapter 15 seeks to conserve and enhance the natural environment by ensuring 

planning policies and decisions contribute to and enhance the natural and local 

environment. Paragraph 174 seeks to protect and enhance biodiversity and 

geodiversity. 

 

Planning Practice Guidance 

 

5.35 National Planning Practice Guidance provides up-to-date information on various 

topic areas and contains extensive guidance on a wide range of technical issues.  

Whilst the development proposals have been prepared in line with the PPG, it is 

not considered in detail here. 
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6.0 Planning Assessment  

 

6.1 This section identifies the key issues relevant to and potential impacts of the 

proposals, assessing these against and considering their consistency with local and 

national planning policy and guidance.  

 

6.2 The starting point for the consideration of this application is Policy 3.4 of the 

adopted Part 2 Local Plan, relating to the allocation of this site for housing. 

Consistency with the specific Key Development Requirements of the policy is 

assessed below. Other technical matters are subsequently considered. 

 

1. New Homes 

 

6.3 Policy 3.4 requires the allocation site to deliver 240 new homes. The site, which is 

the subject of this application, forms the major part of the allocation. 190 dwellings 

are proposed on site, being proportionate and deliverable, within capacity limits 

and on land within the control of Peter James Homes. The remaining 50 dwellings 

will be delivered on land to the north east, included in the larger allocation site 

area.  

 

6.4 Notwithstanding, technical evidence submitted in support of this application has 

been prepared on the basis of 240 dwellings. It demonstrates that the allocation is 

achievable and deliverable in full. The subject proposals facilitate access to the 

north east from Coventry Lane and indicate that the land could be served by an 

internal link road, as well as providing sufficient drainage infrastructure (over the 

capacity required for the application site in isolation) to serve this part of the site. 

This application ensures no physical impediment to delivery of the allocation in its 

entirety. 

 

6.5 The proposal represents an opportunity to deliver sustainable development on a 

site and in a locality within which the Council supports residential development. 

The site is deliverable upon the grant of necessary planning permissions, meeting 

a local housing need whilst fulfilling identified environmental and infrastructure 

requirements. 

 

6.6 The NPPF is material to the consideration of this application.  It adopts a pro-

growth stance and introduces a presumption in favour of sustainable 

development.  Where sustainable sites come forward, development should be 
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approved unless adverse impacts would significantly and demonstrably outweigh 

the benefits.  It is clear from this assessment that the benefits of this proposal 

outweigh any potential for harm. 

 

6.7 The housing proposed would help meet the needs of Bramcote, providing 

improved housing choice and availability to the existing housing stock and support 

a strong, vibrant, and balanced community. 

 

6.8 Affordable Housing is to be provided on site in full accordance with the 30% 

requirement set out by Policy 8 of the Part 1 Local Plan: Core Strategy. Further 

detail of affordable housing delivery is set out below. 

 

6.9 The development will support the local economy, generating construction 

employment in addition to sustained increased in local expenditure upon 

occupation as a result of resident spending power. 

 

6.10 The site’s trees and habitats will be retained where possible, and new landscape 

planting and other green open spaces introduced. A tree survey provided by FPCR 

accompanies the application identifying the health and status of individual trees 

within the site. The site contains one tree of Category A quality, a number of trees 

and groups of Category B, and a number of Category C. The Category B trees and 

groups (moderate quality) are concentrated around the north brook boundary and 

the two boundaries with the crematorium 

 

6.11 The scheme demonstrates compliance with national and local planning policies, as 

identified, and ultimately represents sustainable development. 

 

2. Connections and Highways 

 

6.12 The Transport Assessment, which accompanies this application, has been prepared 

by BSP Consulting and demonstrates that the traffic impact of the proposed 

development can be accommodated subject to mitigation, and that the key 

development requirements for connectivity and highways (including access), can 

be achieved.  

 

6.13 The existing access from Sidings Lane is a priority junction with ghost right turn 

lane. With some improvements, it is suitable for and capable of accommodating 

traffic flows generated by the proposed development and the remaining part of 
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the allocation. The ultimate intention is however to provide a signalised junction 

to serve this site and the allocated site on the eastern side of Coventry Lane. The 

totality of required works is dependant on the overall delivery of development in 

Bramcote. 

 

6.14 Land to the east of Coventry Lane is a contemporaneous development to this. The 

key development requirements of Local Plan planning policy in respect of highways 

are the same for this site. As such, the need to provide a single junction, which 

serves both allocations, and enhanced bus routes, applies equally to the eastern 

site as for this allocation. 

 

6.15 It is entirely reasonable to expect that the site to the east of Coventry Lane will be 

delivered and, therefore, infrastructure implementation to be shared 

proportionately between the two sites. As set out above, the Council’s published 

trajectory for the delivery of the eastern site is within this five-year period 

(commencement 2020 / 2021). 

 

6.16 Capacity assessment work confirms that the required access junction upgrade is 

not necessary to serve the application site in isolation, at this time, nor does the 

proposed development trigger the need for physical bus infrastructure 

improvements. 

 

6.17 All improvements can however be accommodated within the site as designed. The 

interim junction improvements will ensure that the future solution can be 

delivered. Proportionate financial contributions towards bus route enhancements 

adjacent to the site along Coventry Lane will be negotiated through the course of 

the application. Anything further would go beyond the reasonability of the request 

and would not be CIL compliant. 

 

6.18 Furthermore, a number of design features are proposed to change the character 

of Coventry Lane to ultimately slow the speed of traffic. These measures of speed 

suppression include additional crossing facilities, narrowing Coventry Lane 

perceptually through the use of white lines and seeking to reduce the vehicle speed 

limit from 50mph to 40mph, installing associated gateway signs, repeater signs 

and road markings along Coventry Lane on approach to the site from both 

directions. The changed nature of Coventry Lane will enhance the character and 

appearance of the highway at the gateway to the settlement, of benefit to existing 

and future occupiers of Bramcote and all users of Coventry Lane.  
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6.19 The proposals include measures to promote and support the use of sustainable 

travel modes for journeys to and from the site, including walking, cycling and 

public transport in turn, helping to minimise car dependency and single occupancy 

vehicle use. 

 

6.20 The Concept Masterplan has developed around a series of corridors providing links 

north to south and east to west connecting and integrating the site into its 

surrounding environment including the redeveloped school and development on 

the eastern side of Coventry Lane, as anticipated, Fields Farm and the Erewash 

Valley Trail.  

 

6.21 It is proposed to enlarge and upgrade the central traffic island on Coventry Lane in 

the vicinity of the pedestrian / cycle only access into the site to provide an additional 

uncontrolled crossing point, improving accessibility and public safety. 

 

6.22 The proposals are in accordance with Part 1 Local Plan Policy 14 and Part 2 Local 

Plan Policy 3.4, insofar as reasonable, necessary, and proportionate to the 

proposed development. 

 

6.23 Any residual cumulative impact of the development proposals regarding highways 

and access would not be severe in the context of the NPPF such that there are no 

reasons why planning permission should be withheld on highway grounds. 

 

3. Green Infrastructure 

 

6.24 As above, a series of green infrastructure corridors are provided throughout the 

proposed development linking to the surrounding infrastructure network, built 

and natural environments. 

 

6.25 The site is linked by pedestrian and cycle routes and is accessible by bus to 

Nottingham, Bramcote, Stapleford Hills and Bramcote Park. The same green 

infrastructure routes provide pedestrian and cycle only access as well as wildlife 

connectivity to Boundary Brook (including the trim trail), Pit Lane Wildlife Site, 

Nottingham Canal and Erewash Valley Trail.  

 

6.26 In accordance with paragraph 91 of the NPPF, which aims to achieve healthy, 

inclusive, and safe places, the green infrastructure routes have been designed to 
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promote social interaction, enable and support healthy lifestyles. They are not 

simply a means of accessing the wider environment but can be used for their own 

special qualities. The proposed green infrastructure routes will enable residents to 

journey around the site, promote mindfulness and create a more attractive place 

to live. 

 

6.27 To the south and east, a buffer separates the development from Bramcote 

Crematorium. The scheme proposes a buffer well in excess of 10 metres (minimum) 

requested by officers at pre-application stage. A key element of pre-application 

discussions; additional design features have been incorporated to further 

safeguard the amenity of visitors to the Crematorium and its memorial gardens, 

which include lower density development in this area, dwellings set back behind 

low-trafficked private drives, gardens orientated away from the Crematorium to 

maximise the distance between the development and the closest part of the 

Crematorium, ensuring that the tranquil setting of this part of the Crematorium in 

particular is not compromised.  

 

6.28 An Ecological Appraisal provided by FPCR is included as part of this submission. 

There are a number of Local Nature Reserves and Local Wildlife Sites in the vicinity 

of the site, including Stapleford Hill Woodland on the site’s south boundary. Best 

practice construction, planting buffers, and on-site amenity open space will 

minimise impact on the wood.  

 

6.29 The site consists mainly of poor semi improved grassland which is of low 

conservation value. The woodland and hedgerows within the site are of greater 

value and are to be retained where possible. These features haev value for a range 

of woodland birds, bats and reptiles. Protected species surveys are currently being 

undertaken and remediation measures will be recommended subject to findings. 

 

6.30 The pond on the site and others nearby may have potential for protected 

amphibians, and further surveys are being undertaken as appropriate. At the point 

of submission, 3 GCN surveys have been undertaken on the site with no evidence 

of their presence. 

 

6.31 Boundary Brook on the north border and the two ditches which cross the site are 

considered unsuitable for protected species and no further surveys are required.  

 

6.32 The extent and magnitude of ecological impacts of the development will generally 

be small. Habitat disturbance can be largely avoided through design. Further 
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ecological recommendations are included in the accompanying Preliminary 

Ecological Appraisal however, the overall feasibility of the proposed development 

is unaffected. The application includes the retention of hedgerows and trees where 

possible and the development scheme makes provision for significant new 

landscaping and planting which will enhance biodiversity value.  

 

6.33 The proposed development complies with the Key Development Requirements set 

out by Part 2 Local Plan Policy 3.4 in terms of Green Infrastructure specifically, as 

well as the requirements of Local Plan Part 1: Core Strategy Policy 16. 

 

Affordable Housing 

 

6.34 30% (57 units based on a total development of 190) of the housing to be provided 

on site will be affordable in full accordance with policy and relevant definitions. 

Ongoing discussions have taken place with Broxtowe Borough Council’s Housing 

Team to identify the type, mix and tenure split most suited to meeting identified 

local need. The suggested tenure split for the site is two thirds Affordable Rented 

(38) and one third Shared Ownership (19 units). Broxtowe Borough Council have 

expressed an aspiration to own and manage the affordable rented element of the 

scheme. The shared ownership element would be owned and managed by a 

Registered provider. 

 

6.35 The provision of a policy compliant quantum of 57 affordable homes, in an area 

of recognised high need, represents a significant benefit weighing in favour of the 

application. 

 

Amenity 

 

6.36 The Concept Masterplan ensures positive amenity is achieved by the development 

having regard to living conditions, neighbouring uses and site constraints. 

 

6.37 Appropriate separation distances can be achieved to ensure privacy is secured for 

future residents. 

 

6.38 Site topography and adjacent trees will, potentially, result in some overshadowing 

and potential daylight and sunlight amenity issues to a limited number of 

properties in the western part of the site, as shown on the Concept Masterplan. 

Future full or reserved matters application(s) can, if necessary, be supported by 

detailed daylight and sunlight assessment once the layout and design have been 
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finalised. Design development is an evolving process. Inclusive of this process, this 

small proportion of units will be carefully considered having specific regard to 

daylight and sunlight amenity. 

 

6.39 Notwithstanding, a sun path analysis has been undertaken of the existing tree line 

from topographical data. These are included in the Design and Access Statement. 

It has been established that any possible areas of shade would be seasonal and 

limited to certain times of the day. The indicative shade lines identified on the 

Concept Masterplan are a result of tree shade and not the slope of land. In winter, 

the effects are much less when the trees are in reduced leaf. In the summer months, 

when sunshine hours are longer and when residents might reasonably expect to 

use their gardens over a longer part of the day, there would be minimal impact on 

rear garden spaces. Notably, the sun paths assume a cloudless sky and relate only 

to the shade effects of direct sunlight. Daylighting is however a result of both direct 

and indirect sources includes direct sunlight (as illustrated), diffused skylight, and 

light reflection from buildings and other objects. The sun paths identify shade from 

the sun. It must not be inferred that the shaded areas will be dark. 

 

6.40 Further, there exists environmental benefits and benefits to amenity, including 

health, of the adjacent woodland on future occupiers. It is now recognised that 

there are sustainability benefits derived from the proximity of deciduous trees to 

provide shade and natural cooling during the summer but allow light and warmth 

to penetrate during the autumn / winter. Tree cover can also help to slow air 

leakage in a house by reducing wind velocity. Additionally, the shade created by 

trees and the effect of grass and shrubs reduces air temperatures adjoining the 

house and provide evaporative cooling. Particularly in a changing climate, the 

benefits outweigh any potential harm of limited shadowing.  

 

6.41 The Nottingham to Sheffield railway line lies to the north of the site. The potential 

for noise and vibration from the railway was assessed during the Part 2 Local Plan 

process and concluded no mitigation for railway noise or vibration was required. 

A further noise assessment provided by NoiseAssess accompanies this application 

and concludes that there are no significant noise issues that cannot be addressed 

through standard mitigation. 

 

6.42 The proposed development would not have an adverse effect on the living 

conditions for future occupiers nor the amenity or enjoyment of users of the wider 

area, including privacy and amenity, noise, and disturbance.  
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Design and Appearance  

 

6.43 The design concept behind the scheme is to provide high-quality residential 

development, delivering a housing allocation and the Key Development 

Requirements of Local Plan Policy 3.4, including highway and green infrastructure 

design. 

 

6.44 Whilst the application is made in outline with all matters reserved except for access, 

the scale and development parameters, including landscaping, are certain to create 

a contextually appropriate development, compatible with neighbouring uses 

including Bramcote Crematorium, and support adjacent residential development.  

 

6.45 Key design concepts for the site include: 

 

• A series of strong perimeter blocks, which enclose and secure boundaries, 

overlooking green spaces 

• An undeveloped corridor and outward-looking, low density and low 

trafficked southern edge, adjacent to Bramcote Crematorium and its 

memorial gardens 

• A feature ‘node’ visible upon entry into the site 

• Green infrastructure routes offering wider site connectivity, including 

leisure routes and ecological networks 

• Additional pedestrian and cycle crossing point to the south east of the site 

• Measures to change character of Coventry Lane 

• Integrate the remainder of the allocation, to the north east of the site. 

 

6.46 The above list is not exhaustive. Further details are provided in the accompanying 

Design and Access Statement. 

 

6.47 Peter James Homes is committed to securing high quality design that respects and 

responds to local character and distinctiveness. It would run completely contrary 

to the intentions, aspirations, and requirements of Peter James Homes as a 

housebuilder to apply a form of development that would lower the quality of the 

local environment. 
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6.48 Insofar as possible at outline stage, the design and appearance of the proposals 

comply with Part 1 Local Plan: Core Strategy Policy 10 and Part 2 Local Plan Policy 

17.  

 

 

Flood Risk and Drainage 

 

6.49 The proposed site is identified as being within Flood Zone 1 and is therefore not 

within an area at elevated risk of flooding however, Boundary Brook runs to the 

west of the site. Flood risk from Boundary Brook has been modelled by BSP 

Consultants to identify potential areas of the site susceptible to flood risk. The site 

is at some risk of surface water flooding. Floor levels should therefore be set above 

the identified flood levels (plus climate change) of Boundary Brook.  

 

6.50 The proposal incorporates two gravity-fed surface water drainage attenuation 

basins. The capacity of the basins is sufficient for development of 240 dwellings 

on the application site and land to the north east, as per the housing allocation. 

Development drainage discharge will be limited to greenfield rates. The site can be 

adequately drained without increasing the risk of flood on site or to any other sites. 

 

6.51 The proposal is ultimately in accordance with adopted Policy 1 of the Part 2 Local 

Plan, the NPPF and associated guidance with regard to flooding.   

 

Site Investigation 

 

6.52 A Phase 1 Site Investigation has been undertaken by GeoDyne and accompanies 

the application. Given the sensitive nature of the proposed development, further 

intrusive site investigation is recommended and is being undertaken however, no 

significant risks have been identified that cannot be adequately mitigated. 

 

6.53 Further a Utilities report provided by Technics accompanies the application and 

identifies relevant sub-surface and above ground utilities provision.  

 

Key Benefits 

 

6.54 The key benefits of the proposal would include: 

 

• Delivery of a site allocated for residential development meeting growth 

requirements 
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• Provision of new, high-quality residential development by an active and 

reputable housebuilder 

• Greater variety of housing type and tenure (including Affordable Housing) 

to meet local needs of and contribute towards mixed and balanced 

communities 

• New green infrastructure corridors enhancing the accessibility of greenspace 

for existing and new residents and pedestrian and cycle connectivity 

• Enhanced character of Coventry Lane, providing safe and convenient access 

• A location where future residents will have a realistic choice of transport 

methods 

• Improvement to bus routes adjacent to the site 

• Sufficient levels of car parking on site 

• Measures to facilitate a new traffic signal-controlled junction on Coventry 

Lane to include pedestrian and cyclist crossing facilities 

• Additional pedestrian and cyclist crossing facilities on Coventry Lane to the 

south west 

• The retention of existing boundary hedgerows and provision of additional 

landscape planting and public open space within the site 

• Ecological enhancements 

• A site that, subject to no onerous developer contribution obligations, would 

be viable and deliverable through the market 

• Flood resistance and mitigation measures (on-site water storage to reduce 

existing on-site flood risk) 

• New employment opportunities during construction and operational phases 

of development. 

 

Assessment Summary 

 

6.55 The proposal has been reviewed in the context of national and local planning policy 

and the respective weight that must be given to each policy and other material 

considerations. The site is allocated for residential development within the adopted 

Part 2 Local Plan. The proposal represents a sustainable form of development that 

strongly accords with the relevant provisions of the development plan.  

 

6.56 The subject application presents a realistic opportunity to deliver a comprehensive, 

masterplan-led development, in accordance with national and local planning policy 

frameworks. There are no significant adverse impacts arising from the development 
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that would give reason for outline planning permission to be withheld.  It follows 

therefore that planning permission should be granted without delay. 
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7.0 Summary 

 

7.1 This Supporting Planning Statement has been prepared for an outline planning 

application for residential development of up 190 dwellings on Land West of 

Coventry Lane, Bramcote. All matters are reserved except for access. 

 

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

applications to be determined in accordance with the development plan unless 

material considerations indicate otherwise. 

 

7.3 The site forms the major part of housing allocation 3.4 in the adopted Broxtowe 

Part 2 Local Plan. It has been demonstrated within this application that the 

proposal would strongly accord with the provisions of the development plan. In 

particular, it would deliver new residential development on an allocated site and 

fulfilment of specified planning policy requirements. 

 

7.4 The proposed development is appropriate in its context, contributing to increased 

housing choice and availability, enhanced green infrastructure and highway 

improvements, and wider social and economic benefits arising from the 

development. 

 

7.5 The application has been positively prepared and sought to understand and 

respond to site constraints, in turn minimising and mitigating any potential adverse 

impacts and demonstrating that the proposal represents a sustainable form of 

development.  Indeed, there would be no adverse impacts that would arise as a 

result of the proposal, which would outweigh the benefits of the scheme rather, 

the benefits weigh heavily in favour of the proposal.   

 

7.6 For the reasons set out in this Statement, the planning balance weighs in favour of 

this sustainable development and should be supported by the local planning 

authority. On this basis, it is considered that outline planning permission should be 

granted. The same is therefore requested without delay.  
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Appendix 1:  

 

Draft Heads of Terms for S106 

 

1. The following Heads of Terms are guided by Local Plan Policy and the Nottinghamshire 

Planning Obligations Strategy 2019. They will be used to guide the negotiations and 

preparation of a Section 106 legal agreement, in connection with the planning application at 

Coventry Lane, Bramcote, subject to compliance with The Community Infrastructure Levy 

Regulations 2010 R122 

 

Affordable Housing 

 

2. Affordable Housing is to be provided in accordance with the approved Affordable Housing 

Strategy. The applicant will use all reasonable endeavours to provide 30 of the dwellings on 

site as Affordable Housing. 

 

3. For the avoidance of doubt, the number of Affordable Housing units has been calculated on 

the basis 30% of 190 units. 

 

4. The Affordable Housing is to be transferred to the Council and / or a Registered Provider as 

an Approved Provider. 

 

Open Space 

 

5. The sum of £X to be paid for improvements to, and maintenance of XX 

 

Highways 

 

6. The sum of XX for XX to promote sustainable travel. 

 

Education 

 

7. Education contributions will be provided subject to evidence of capacity in the area. 

 

Libraries 

 

8. Requirements for additional library capacity is determined based on 30m2 of public library 

space per 1,000 population 

 

Waste and Recycling 

 

9. A = Contribution per household  

B = Capital costs associated with construction of new or extended site  
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C = Saleable assets of old site where appropriate  

D = Land lease costs per annum  

E = Length of lease in years  

F = Existing households in the catchment area/borough/district  

G = Expected additional housing as set out in relevant Local Plan/s.  

A = (B-C+ (D*E)/ (F+G)) 

 

 

 

 

The applicant’s solicitor is: 

 

Adam Youatt 

Gateleys 

Park View House  

58 The Ropewalk  

Nottingham 

NG1 5DW 

 

Tel: 0115 983 8260 

Adam.Youatt@gateleylegal.com  

 

Title documents will be supplied during the course of the application.  



 

Planning and Design Group (UK) Limited 

Pure Offices 

Lake View Drive 

Sherwood Park 

 Nottingham 

 NG15 0DT 

 

tel 01623 726256 

 

www.panddg.co.uk 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


