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  RECOMMENDATION:
REFUSE PERMISSION
DESCRIPTION OF PROPOSAL AND APPLICATION SITE

This application has been referred to Planning Committee as it is major application. The application site was a previously vacant brownfield site, covering an area of approximately 1.69 hectares that previously featured commercial / factory buildings which formed part of the former Mansfield Brewery. The buildings were demolished several years ago and the site cleared and left largely hard-surfaced. The site effectively occupies 2 levels with the upper site having a similar ground level to Great Central Road and the lower site occupying the level of Weighbridge Road, several metres lower than the upper level. 

The site is positioned within a predominantly commercial area and is bounded by commercial uses to the north, west and south-west. However there are several residential properties to Littleworth to the south of site.  

This is a retrospective application for a change of use of the site to the storage of HGV trailers. The site is currently accessed directly from Littleworth and the trailers are being stored across the whole site. An existing welfare cabin would be retained and positioned to the centre of the site. The applicant has stated that the Littleworth access would be permanently closed and access would be taken from Weighbridge Road with HGV’s accessing the upper level by a ramped area to the south-western area of the site. It is also proposed to plant hedgerow around the proposed storage area to the upper level of the site. 

RELEVANT SITE HISTORY

None
OBSERVATIONS RECEIVED

Throughout this report observations received in respect of each application are presented in summary form.  The full letters and consultation responses received, including details of any non-material planning observations, are available for inspection both prior to and at the meeting.

Anyone wishing to make further comments in relation to the application must ensure these are received by the Council by 12 noon on the last working day before the date of the Committee.

Nottinghamshire County Council Highways 

Recommend refusal on the grounds of;

In terms of the Littleworth access;
· The proximity of the access to the road junctions with Great Central Rd and Baums Lane 

· large articulated vehicles entering the site  from Great Central Rd do not have sufficient space, or vehicle track  to make this turn without making a number of  manoeuvres in a live carriageway  

· Insufficient junction visibility and forward visibility for drivers using this “ staggered crossroad/ junction”  set up 

· Littleworth itself has no parking restrictions along one side of the road, at a point very close to this site. This combined with  the sites close proximity to the town centre and short walking distance means any  available spaces are almost always  occupied throughout the day  resulting in a constant reduction of  carriageway width,

· The sight stopping distance for drivers travelling SE to NW along Littleworth (towards the site access, Baums Lane and Great Central Rd) is not adequate due to the on street parking situation and general geometry of the road.

· Any driver entering or existing at this point of access would have restricted visibility in terms of both pedestrians and other vehicles,

Our concerns are further increased by the fact there is a local primary school less than 150m away from the site, Littleworth is a busy vehicular and pedestrian link road into Mansfield town centre. The brewery itself has been closed over 15 years and a few years prior to this their distribution centre was relocated to Hamilton Way.   

In terms of the Weighbridge Road access;

· Chadburn House and the Making it Centre are also located on Weighbridge Rd which is a conference centre, and rental office space facility. There are existing parking restrictions in place along the opposite side of the road. The combination of the offices, potential free parking, its location, and close proximity to the town centre means vehicles are often parked along the whole length of opposite side of the road. 

· The access to Mansfield Police Station, which is a busy divisional headquarters, is also served via Weighbridge Rd. This access is frequently used by emergency vehicle’s responding to incidents. As such unimpeded access/egress is more pertinent  

· As stated above vehicles are parked along one side of this road and should an articulated vehicle be entering the site, via this proposed access point it would effectively take up the remaining width of carriageway and block the road. Not only would this impact on emergency vehicles, it would also affect all other highway traffic and users.

· Furthermore should this scenario occur it would be unsafe for the driver of an articulated vehicle to reverse such a distance back out of the road due to the distance, amount of parked vehicles, and potential for conflict with other highway users?

· Trailers stored on the site are often stacked 3 and 4 high, and considering the size of the site it will mean a large number of trailers will be stored on site. This in turn will obviously generate significant numbers of traffic movements to and from the site each day

· Also the land levels on site are quite significant over short distances and it would appear very difficult to form an access into the site which complies with our 6C’s highway design guidance. (Gradients` over distance etc.)  

· There is also likely to be a short waiting period while the gates to the site are unlocked. 

· The applicant has provided no vehicle tracking analysis to support their application  

Nottinghamshire County Council Estates

Comment;

The submitted site plan includes land owned by NCC as highway land.
Environmental Health
No obejction in principle, however conditions restricting working hours and trailer movement should be imposed
Nottinghamshire Police Architectural Liaison Officer

No objection 

Members of the public 

11 letters of objection have been received from the occupiers of 16, 20, 22 and 34 Littleworth on the grounds of;
· MDC’s development plan states the use of the site should be light industrial, commercial and housing

· The entrance is used 24 hours a day and the vehicles and opening of gates causes unacceptable noise. The noise can be heard through double glazing and over the TV

· Concern has been raised since February regarding noise and highway safety

· The access to Littleworth crosses a public footpath and is danger to pedestrians

· There is already a lot of traffic in the area and this makes the problem worse

· The site is planned to be developed as residential, retail and office use

· The surrounding area is largely residential and the use of the site as storage for trailers does not improve the area aesthetically or regenerate economically

· The junction to Littleworth is dangerous and is a busy pedestrian route into town and to the school

· The surrounding roads are tight and busy with numerous parked cars

· The site has poor access with a hazard being caused every time the site is accessed

· The statement suggests Weighbridge Road will be used as the access, however the access on to Littleworth is being used 

· The statement fails to recognise the residential element of the surrounding area
· The portacabin also creates noise and disturbance and is being moved around the site 

POLICY & GUIDANCE

National Planning Policy Framework 

Paragraph 14 - Presumes in favour of sustainable development, which should be seen as a golden thread running through both plan making and decision taking.  

For decision taking this means: 

· approving development proposals that accord with the development plan without delay; and
· where the development plan is absent, silent or relevant policies are

out‑of‑date, granting permission unless:
· 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; or

· specific policies in this Framework indicate development should be restricted.

Section 1 – Building a Strong, Competitive Economy – sets out that the Government of committed to ensuring the planning system does everything it can to support sustainable economic growth

Section 7 – Requiring Good Design – States that good design is key aspect of sustainable development

Mansfield District Local Plan1998
Saved Policy E3 (28/09/07) - States that planning permission will be of development of employment uses within urban boundary providing a number of criteria are met, including protecting residential amenity. 

Saved Policy BE1 (28/09/07) – States that planning permission will be granted for developments which achieve a high standard of design subject to a number of criteria being met. 

Saved Policy M16 (28/09/07) – States that planning permission will be granted for developments provided 

Interim Planning Guidance Note 8 – ‘Mansfield Brewery’ – Sets out the Council’s vision for the redevelopment of the former Brewery site. 
ISSUES

The main issues to consider with this application are; 

1) The principle of the development

2) The impact of the proposal on the character and appearance of the surrounding area

3) The impact upon the residential amenity enjoyed by the occupiers of neighbouring dwellings

4) The impact upon highway safety. 

1) The Principle of the development 

The site is currently occupied for trailer storage but had been vacant for several years previously following the demolition of the Mansfield Brewery. The site is positioned at the edge of a predominantly commercial area with residential uses to the south within the defined urban boundary. The site is considered to be positioned within a sustainable location within an existing commercial location. The principle of the proposal is therefore considered to generally comply in principle with the overall objectives of both the National Planning Policy Framework. However, Interim Planning Guidance Note 8 ‘Mansfield Brewery’ sets out the Council’s vision for the redevelopment of the site. The Council’s vision includes high quality built development delivering high quality office accommodation with complementary commercial uses. The IPG also states that in the interests of achieving a comprehensive development an element of new housing may also be supported. 

Whilst the proposal does bring the site back into use it is considered that the use is contrary to the aims of Interim Planning Guidance Note 8 and would prejudice the future redevelopment and regeneration of the site. 
2) The impact of the proposal on the surrounding area 

The application was previously occupied by commercial buildings but has been left vacant for several years. The site does appear in close proximity to the residential frontage of Littleworth, however due to the scale of the site and the commercial uses bounding the site the surrounding area does have a predominantly commercial character. The site is prominent and is enclosed by metal palisade fencing that allows views into and through the site with the site being most prominent to Great Central Road and when approached from Baums Lane. The trailers would be stacked 3 in height which would measure a total of 3.8m. 

Due to the commercial nature of the site and the predominant commercial character of the surrounding area it is considered that the storage of HGV trailers on the site is not out of keeping with the context of the surroundings and is not be detrimental to visual amenity. Furthermore, the applicant has indicated that a semi-mature hedgerow could be planted to the Great Central Road frontage and to the boundaries of the storage area to soften the appearance of the storage when viewed from the wider surroundings. 

3) The impact upon residential amenity 

Several concerns have been received from nearby occupiers of properties to Littleworth regarding noise and disturbance created by HGV’s entering the site, both from the engines and vehicular movements and the sounds of the metal gates being opened and closed. The site is currently being operated 24 hours per day with HGV’s entering the site at all hours. 

The site covers approximately 1.69 hectares and could therefore store a significant numbers of trailers, generating a large number of HGV movements each day. The Council’s Environmental Health Section has served a Noise Abatement Notice and monitoring of the noise at the site is currently ongoing. It is therefore considered that the use as it is currently operated does have a detrimental impact upon the residential amenity enjoyed by the occupiers of nearby dwellings in terms of noise and disturbance. 

As the site appears within a busy commercial area, it is considered that the storage use would not cause an unacceptable impact upon neighbouring occupiers in terms of noise and disturbance should a condition be imposed to limit the hours of vehicle movements into, out of and around the site. However, limiting the hours of operation has been suggested to the applicant who has not confirmed whether this would be appropriate to the use and therefore the use is being considered as it is currently operated and this is considered to be detrimental to the residential amenity of nearby occupiers. 

4) The impact upon highway safety

HGV’s currently access the site from an access to Littleworth which is positioned at the southern corner of the site. This access is positioned within close proximity to the Littleworth junctions with both Baums Lane and Great Central Road. The applicant proposes to close the Littleworth access and utilise an alternative access from Weighbridge Road. Nottinghamshire County Council have concerns regarding highway safety at the site and have objected to the use of both the Littleworth and Weighbridge Road accesses. 

In respect of the Littleworth access, large articulated vehicles entering the site from Great Central Road are required to make number of  manoeuvres in a live carriageway to enter the site and there is insufficient junction visibility and forward visibility for drivers using the staggered crossroad /  junction. Vehicles parked to Littleworth cause restricted visibility to drivers entering or exiting the site in terms of both pedestrians and other vehicles. Furthermore, there is a local primary school less than 150m away from the site, Littleworth is a busy vehicular and pedestrian link road into Mansfield town centre and it is considered the use of the Littleworth access does result in an increase in danger to other users of the highway owing to restricted visibility, and insufficient turning space for HGV’s.
In respect of the proposed Weighbridge Road access, the car parking to Chadburn House would result in a HGV blocking the carriageway as it enters the site. This would result in conflict with the access to the Police Station which is immediately adjacent would also affect all other highway traffic and users. Trailers stored on the site are stacked up to 3 high, and due to the area of the site there is a large number of trailers being stored which will obviously generate significant numbers of traffic movements to and from the site each day, increasing the likelihood of conflict with emergency vehicles and other highway users. 
The applicant has been advised of the highway safety concerns regarding the use of the accesses at both Littleworth and Weighbridge Road. However, they have also been advised that an access on to Great Central Road to the north-eastern corner of the site is likely to be considered more favourably. This access would require 15m kerb radii and a section of double yellow lines installing (by means of  a Traffic Regulation Order) on the opposite side of the entrance / road to ensure HGV’s can manoeuvre in to and out of the site. However, the applicant has not confirmed their willingness to install this alternative access and the application therefore has to be considered in its current form. 
CONCLUSION

The National Planning Policy Framework highlights the importance of supporting economic growth through the planning system with sustainable development being the golden thread running through the system. Whilst the proposal offers obvious benefits in terms offering employment, developing the local economy and by bringing a vacant site back in to use it is considered that the detrimental impact of the proposal upon highway safety and residential amenity significantly and demonstrably outweighs the benefits of this development when assessed against the Framework and it is recommended that planning permission be refused for the following reasons.

RECOMMENDED CONDITIONS/REASONS/NOTES

(1) Reason for Refusal:

The traffic generated by the proposed development has resulted in an unacceptable increase in danger to the users of the highway due to increased use of the existing access to Littleworth which is geometrically substandard in that:

- The access is of insufficient width to accommodate vehicular movements;

- The entry radii are insufficient to accommodate the swept path/tracking of all    vehicles resulting in articulated vehicles manoeuvring within the carriageway. 

The existing access also affords restricted visibility for drivers emerging from the access and entering the access due to the staggered cross road layout adjacent to the site access and parked vehicles to Littleworth to the south-east of the access.

(2) Reason for Refusal:

The proposed access to Weighbridge Road would result in an unacceptable danger to users of the highway in that :

- Vehicles parking on Weighbridge Road would result in a carriageway of insufficient width to accommodate a heavy goods vehicle whilst allowing other vehicles to pass. This would result in a conflict with vehicles using the adjacent access to Mansfield Police Station

(3) Reason for Refusal:

The proposal is contrary to Saved Policy E3 (28/09/07) of the Mansfield District Local Plan (1998) which states:

PLANNING PERMISSION WILL BE GRANTED FOR THE DEVELOPMENT OF EMPLOYMENT USES WITHIN THE URBAN BOUNDARY, AS DEFINED ON THE PROPOSALS MAP, PROVIDED THAT THEY WOULD MEET ALL OF THE FOLLOWING CRITERIA:-

1) INTEGRATE WITH THE EXISTING PATTERN OF SETTLEMENT AND SURROUNDING LAND USES;

2) NOT HAVE A DETRIMENTAL EFFECT ON THE CHARACTER AND APPEARANCE OF THE SURROUNDING AREA;

3) NOT HAVE A DETRIMENTAL EFFECT ON THE AMENITY OF THE SURROUNDING AREA / NEARBY PROPERTIES, PARTICULARLY WITH RESPECT TO NOISE, VIBRATION, SMELL, FUMES, SMOKE, DUST, ETC.;

4) RETAIN IMPORTANT EXISTING SITE CHARACTERISTICS / FEATURES;

5) ARE LOCATED WHERE THERE IS, OR IS THE POTENTIAL FOR, EASY ACCESS TO PUBLIC TRANSPORT AND INCORPORATE PROVISION FOR CYCLISTS AND PEDESTRIANS;

6) INCORPORATE RELEVANT CRIME PREVENTION MEASURES


The proposal would not meet criteria 3 of the above policy by reason of the movements of large heavy goods vehicles in close proximity to residential properties 24 hours per day has an unacceptable impact upon the residential amenity of neighbouring occupiers in terms of noise and disturbance.

(4) Reason for Refusal: 

The proposal is contrary to Interim Planning Guidance Note 8 ‘Mansfield Brewery’ which sets out the Council’s vision to redevelopment the former Brewery site. In order to achieve the vision for the former Mansfield Brewery the Council expects a high-quality mixed use development delivering high quality office accommodation with complementary commercial uses with an element of housing. The proposal would not comply with the aims of Interim Planning Guidance Note 8 and would prejudice the future regeneration of the site.

Statement of Positive and Proactive Working

The applicant has been advised of the concerns of the Local Planning Authority in respect of highway safety and residential amenity. Whilst suggestions to overcome these concerns have been offered the applicant has not amended the proposal and the development is therefore considered as submitted.
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