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	2018/0098/FUL - PROPOSED CHANGE OF USE, CONVERSION AND REAR EXTENSION OF LISTED MILL TO CREATE 50 BED CARE HOME, ERECTION OF 32 NO. NEW BUILD ASSISTED LIVING APARTMENTS WITH ANCILLARY RETAIL AND SOCIAL FACILITIES

	
	2018/0099/LBW - LISTED BUILDING CONSENT FOR PROPOSED CHANGE OF USE, CONVERSION AND REAR EXTENSION OF LISTED MILL TO CREATE 50 BED CARE HOME, ERECTION OF 32 NO. NEW BUILD ASSISTED LIVING APARTMENTS WITH ANCILLARY RETAIL AND SOCIAL FACILITIES
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RECOMMENDATION
2018/0098/FUL - GRANT PLANNING PERMISSION WITH CONDITIONS 

2018/0099/LBW – GRANT LISTED BUILDING CONSENT WITH CONDITIONS 

DESCRIPTION OF PROPOSAL AND APPLICATION SITE

Hermitage Mill is a Grade II Listed building located on Hermitage Lane, Mansfield adjacent to its Mill pond to the east and the Local Nature Reserve known as the Hermitage. Further to the east again is Kings Mill viaduct now a Scheduled Ancient Monument. 

Hermitage Mill was built along with a number of other textile mills along the river Maun in approximately 1780. The original structure was constructed from local sandstone and is arranged over lower ground, ground, first, second floors and attic level. By the 1870's the mill was extended with a large southern brick extension and a flat roof extension on its north end. Other additions included an engine house, by 1878, and boiler room.

The mill was occupied as a builder's merchants from the 1950's until 2008 since when it has been vacant.

The Mill is located within a large but topographically varied site which falls to the south towards the river Maun. A row of four two-storey stone built terrace houses occupied land on the western boundary of the site adjacent to Hermitage Lane and to the south east corner were a pair of semi- detached two storey stone built houses. These have since been demolished and the land to the front of the Mill was last used as a car park, with a tarmac surface. A large modern warehouse building was also located to the north-west corner of the site.

The mill has been the subject of vandalism and deterioration during its vacancy leading it to appear on the Councils Buildings at Risk Register and was identified to be at high risk until the current owners undertook work to protect it from water ingress. Since obtaining planning permission for the conversion of the mill to apartments along with enabling development of 25 dwellings in 2016, the owner has undertaken some refurbishment work to the mill, however incidents of trespass and vandalism have continued. 

This application proposes the conversion and extension of the Mill building to provide a 50 bedroom care home and the construction of 32 assisted living apartments within the grounds and setting of the Mill. 

It is proposed to extend, repair and refurbish the building to facilitate the conversion to a care home. The proposed extension would be of a contemporary design that would be made up of three elements;

- A glazed link to provide separation between the mill and the extension
- The lift and staircase housing that would be finished with a monocouche render in grey 

- The main extension which has a glazed western elevation, ivory monocouche render to the side elevations above a brick plinth. The roof of the extension would be hipped and finished grey. 

The new build development of assisted living apartments would be generally arranged to the northern and southern site boundaries as well as the south-eastern corner of the site. The proposed buildings would be of a simple yet contemporary design with pitched roofs with gables to the side elevations and would be finished with buff brick, render and artificial slate roofs. 

The apartments would benefit from an area of shared amenity space throughout the development with a secure residents garden proposed to the rear of the mill. It is also proposed to open up a footpath link from Hermitage Lane through to the Mill Pond and linking to Hermitage Trail further to the west. 

The scheme would be accessed from the existing access points from Hermitage Lane with the 3 northern apartment blocks being served by the northern-most access and the main care home and remainder of the apartments from the southern access. The scheme would provide a total of 61 no. off-street car parking spaces that would be shared between the residents. 

RELEVANT SITE HISTORY 

	Application Ref:
	2015/0509/ST 

	Address:
	Hermitage Mill Hermitage Lane

	Proposal:
	CONVERSION OF MILL TO 25NO. ONE AND TWO BEDROOM APARTMENTS ALONG WITH THE CONSTRUCTION OF 32NO. TWO STOREY, THREE BEDROOM SEMI-DETACHED DWELLINGS

	Decision:
	GRANT PLANNING PERMISSION WITH CONDITIONS

	Decision Date:
	8th April 2016


	Application Ref:
	2015/0514/ST 

	Address:
	Hermitage Mill Hermitage Lane

	Proposal:
	APPLICATION FOR LISTED BUILDING CONSENT FOR CONVERSION OF MILL TO 25NO. ONE AND TWO BEDROOM APARTMENTS ALONG WITH THE CONSTRUCTION OF 32NO. TWO STOREY, THREE BEDROOM SEMI-DETACHED DWELLINGS

	Decision:
	GRANT LISTED BUILDING CONSENT WITH CONDITIONS

	Decision Date:
	8th April 2016


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.

Statutory, Internal and Other Consultees

Environment Agency

No objection subject to conditions in respect of;

· Land re-grading

· Securing access for maintenance purposes

· Ecological buffer zone

· Contamination remediation

Nottinghamshire County Council Nature Conservation

Concern regarding the lack of ecological information submitted, particularly with regard to roosting bats

Nottinghamshire Council Lead Flood Authority 

Objection on the grounds that the development will discharge surface water in to the River Maun and a greenfield runoff rate is required for this to be acceptable 

Nottinghamshire County Council Highways Development Control North 
No comment received 
Network Rail

No objection

Parks Development Manager

No objection and pleased to see the incorporation of the proposed footpath link to the north of the site

Environmental Health Manager

No objection subject to condition in respect of contamination

Hermitage Mill Trust
Comment as follows;

· The owners have not progressed the previously approved scheme and the building is further deteriorating. The owner should provide assurances the scheme can be delivered

· Should the owner sell the site on checks of any potential purchaser should be undertaken to ensure the scheme can be delivered

· The site is not currently secure and is subject to vandalism and a greater degree of security is required, will this be dealt with by planning conditions?

Members of the Public

1 letter of support has been received. 

POLICY AND GUIDANCE

National Planning Policy

The National Planning Policy Framework 2012 

Section 4 – Promoting Sustainable Transport 

Section 6 – Delivering a Wide Choice of High Quality Homes

Section 7 – Requiring Good Design

Section 10 – Meeting the Challenge of Climate Change, Flooding and Coastal Change

Section 12 – Conserving and Enhancing the Historic Environment

Planning Practice Guidance – Conserving and Enhancing the Historic Environment

Historic England 

Enabling Development and the Conservation of Significant Places

- Good Practice Advice in Planning Note 2 Managing Significance in Decision - Taking in the Historic Environment

- Good Practice Advice in Planning Note 3- The Setting of Heritage Assets.

Mansfield District Local Plan 1998

Saved Policy BE1- States planning permission will be granted for new developments which are of a high standard of design and meet a number of criteria 

Saved Policy BE2 – States planning permission will not be granted for development proposals which involve the demolition of a listed building 

Saved Policy BE3 – States Listed Building Consent will only be granted where the proposal would not adversely affect the buildings character, architectural merit or historic interest 

Saved Policy BE4 – States applications will not be granted for developments which would have an adverse impact on the setting of a listed building 

Saved Policy BE5 – States planning permission will be granted for developments which would involve the beneficial re-use of listed buildings 

Saved Policy E4 – States planning permission will not be grated for developments which would lead to the loss of employment land unless certain criteria are met

Saved Policy M16 – States planning permission will be granted for developments that do not have a detrimental impact upon highway safety

Other relevant local planning guidance 

Interim Planning Guidance Note 5 – Hermitage Mill Development Brief 

Mansfield District Council’s Interim Planning Guidance Note 3 ‘Recreational Provision on New Residential Developments’.

Mansfield District Council’s Draft Interim Planning Guidance Note 10 ‘Parking for New Development’.  

ISSUES

The main issues to consider with this application are;

1)
The principle of a care home development 

2)
The impact upon the significance of the heritage asset 

3)
Design and layout

4)
Residential amenity

5)
The impact upon the surrounding highway network

6)
Flood risk

7)
Ecology and nature conservation

1) The principle of a care home development 

The application site is positioned within the defined urban boundary and does not have any specific allocation within the Mansfield District Local Plan 1998. The site is however positioned within a predominantly commercial environment and was last in use as a builder's merchants. Saved Policy E4 of the Mansfield District Local Plan 1998 seeks to prevent the loss of employment uses unless it can be demonstrated that the site has no reasonable prospect of being occupied for that purpose, its loss would lead to wider benefits or that its loss would remove an incompatible land use. 

Interim Planning Guidance Note 5 'Hermitage Mill Development Brief' states that the site is not considered suitable for residential and retail development with employment development being acceptable. However, the IPG was adopted in February 2007 and, as the site has been vacant since this time it is considered that the IPG should now be given little weight to allow the building to be brought back in to use. Additionally, the NPPF states that Planning policies should avoid the long term protection of sites allocated for employment use where there is no reasonable prospect of a site being used for that purpose. 

Having had regard to the length of time the building has been left vacant and the evidence provided by the applicant it is considered that there is little prospect of the building being used for employment purposes and the principle of a care use is acceptable. 

Furthermore, the building is Grade II Listed and appears on the Buildings at Risk Register. It is considered that the conversion of the building to residential use will secure the long-term future of the heritage asset as well as making effective use of under-used brownfield land. 

The application site has remained vacant since 2008 and has fallen into disrepair. In approving planning application 2015/0509/ST for conversion to residential use, the Council accepted that there is little prospect of the site being re-occupied for employment purposes and the residential use was accepted to secure the future of the heritage asset. Whilst the proposed care use would not fall within the traditional employment 'B' use classes it would create 55 jobs, which is potentially a greater level of employment than an industrial on the site may provide. 

Having regard to the potential of the proposed use to provide a substantial number of jobs and the building being unlikely to be re-occupied by a traditional employment use it is considered that the conversion of the building to a care home with the construction of assisted living apartments will secure the long-term future of the heritage asset as well as making effective use of under-used brownfield land.  

2) The impact upon the significance of the heritage asset
As previously described, the building is included on the Council's Buildings at Risk Register and, despite attempts to secure the site and building, the Mill has suffered considerably from vandalism since becoming vacant. It is considered that should the Mill not be brought back into a beneficial use that would secure its future there is a risk that building will deteriorate further and may be lost. 

It is a decision for the Local Planning Authority to weigh the significance of the heritage asset and the degree of harm caused by the development against its benefit. In terms of the conversion of the existing Mill it is considered that the works would result in harm to the asset due to the impact upon the architectural and historic character and appearance of the Mill building due to significant changes to the internal layout of the building, its subdivision in to smaller rooms, significant loss of the openness of the internal spaces of the mill building and loss of historic fabric including loss of the former boiler house. 

It is therefore accepted that the proposal would result in harm to the character and the setting of the Mill as a heritage asset. However, the applicant has provided a viability report to demonstrate that the amount of new build, or enabling development is the minimum required to ensure the scheme is viable and will bring the Mill back in to use. The applicant has stated that the enabling development is required as the cost of repair exceeds the end value of the Mill once converted. 

The District Valuer Service (DVS) has made an independent assessment of the scheme and submitted financial appraisal. The DVS has found that the application does propose the minimum amount of enabling development to bring the building back into use whilst allowing the developer to make a modest profit which would be less than the DVS would usually accept on a development of this nature. 

Historic England's 'Enabling Development and the Conservation of Significant Places' sets out National Policy on enabling development to allow the preservation of Heritage assets. This states; 

Enabling development that would secure the future of a significant place, but contravene other planning policy objectives, should be unacceptable unless:

A
it will not materially harm the heritage values of the place or its setting

B
it avoids detrimental fragmentation of management of the place

C
it will secure the long-term future of the place and, where applicable, its continued use for a sympathetic purpose

D
it is necessary to resolve problems arising from the inherent needs of the place, rather than the circumstances of the present owner,

or the purchase price paid

E
sufficient subsidy is not available from any other source

F
it is demonstrated that the amount of enabling development is the minimum necessary to secure the future of the place, and that its form minimises harm to other public interests

G
the public benefit of securing the future of the significant place through such enabling development decisively outweighs the benefits of breaching other public policies.

Paragraph 133 of the NPPF states; ‘Where a proposed development will lead to substantial harm to or total loss of significance of a designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial harm or loss is necessary to achieve substantial public benefits that outweigh that harm or loss'.

National Planning Practice Guidance states 'Whether a proposal causes substantial harm will be a judgment for the decision taker, having regard to the circumstances of the case'. In general terms, substantial harm is a high test, so it may not arise in many cases. For example, in determining whether works to a listed building constitute substantial harm, an important consideration would be whether the adverse impact seriously affects a key element of its special architectural or historic interest.  It is the degree of harm to the asset's significance rather than the scale of the development that is to be assessed. The harm caused could potentially arise from works to the asset itself or from development within its setting.

While the impact of total destruction is obvious, partial destruction is likely to have a considerable impact but, depending on the circumstances, it may still be less than substantial harm or conceivably not harmful at all, for example, when removing later inappropriate additions to historic buildings which harm their significance. Similarly, works that are moderate or minor in scale are likely to cause less than substantial harm or no harm at all. 

The applicant has provided a detailed statement addressing how the proposal does comply with Historic England's policy on enabling development. Whilst it is accepted that the proposal would result in harm to both the Mill building itself and its setting, it is considered that there are no credible alternative uses for the premises that are viable and would secure the retention and restoration of the Hermitage Mill. Due to its current condition and continued vandalism of the building it is considered that there is a risk of the asset being lost if a beneficial use is not secured within the near future. The applicant is proposing the full structural repair of the building, its restoration and the reinstatement of cast metal windows as well as restoring the concrete tiled roof with natural slate.  

Whilst the new-build development would result in harm to the setting of the building the applicant has demonstrated that this is the minimum required to secure the future use of the heritage asset and the proposed restoration of the Mill will have a significant benefit to the historic value and merit of the heritage asset. 

In light of the above it is considered that the harm to the building is substantially outweighed by the benefits of bringing the Mill back into beneficial use and ensuring that the heritage asset has a secure future. 

3) Design and layout 

The proposed new-build enabling development would be arranged to the northern and southern boundaries of the site with 2 blocks of apartments proposed to the south-eastern corner fronting Hermitage Lane. The applicant has stated that the proposed enabling development has been arranged in this manner to minimise the impact upon the setting of the Grade II Listed Mill which would remain the most dominant feature and the focal point of the site with the layout providing views of the Mill across the site from Hermitage Lane. 

The proposed enabling development would occupy areas of the site that have been previously developed, such as by the modern warehouse to the northern boundary and the previously demolished cottages to the south-eastern boundary, with the Hermitage Mill Development Brief identifying these areas as the most suitable for any enabling development. 

The proposed apartments would have a contemporary but simple design, with pitched roofs with gables to the side elevations which would reflect the simple and functional design of the Mill building. It is proposed to finish the apartments with buff brick and render with artificial slate roofs. The windows proposed would be UPVC. Whilst it would be preferable for the dwellings to feature a palette of natural materials, including timber windows, the District Valuer Report clearly states the scheme allows the developer very little profit and to insist on a higher standard of finish would likely render the scheme unviable and would therefore not be delivered. The applicant has provided a schedule of material finishes that were discussed extensively at pre-application stage and are considered to be acceptable. It is recommended a condition be imposed requiring precise details of the windows to be used in terms of profiles and colour finish as UPVC windows are being accepted in principle when they would usually be strongly resisted.  

The scheme layout appears to be well considered, with the proposed blocks of apartments relating well to each other and creating strong active frontages to provide character to the scheme. The development would also allow pedestrian access throughout the site and there is scope to incorporate areas of landscaping within the proposed parking areas in order to soften the appearance of the hard-surfacing. 

4) Residential amenity 

The application site is positioned to the west the west of Hermitage Lane and to the south of a railway line. There are residential properties to the north beyond the railway line and industrial premises to the south and to the east on the far side of Hermitage Lane. There is a pond to the west and a fast-flowing watercourse and weir to the south. A 'Short Term Operating Reserve' (STOR) power generating station has recently been installed on land to the southwest.

Whist the site is positioned within a predominantly commercial area, with the railway forming a defensible barrier to the residential uses to the north, it is considered that the development would provide future residents with an acceptable level of residential amenity. 

Despite the overall character of the surrounding area the site could be considered to be somewhat divorced from the surrounding uses, being well separated and enclosed from neighbouring commercial uses. The applicant has provided a detailed noise impact assessment which demonstrates that noise from surrounding sources, including commercial uses and the adjacent railway, will not result in an unacceptable impact upon residents provided certain recommendations in terms of boundary treatments and construction details are followed. Particular consideration has been given to the STOR facility that lies to the south of the site. The nearest commercial properties lie to the east of the site and the nearest proposed dwelling would be positioned approximately 35m from these units. The units appear to be in use as storage and distribution and light industrial purposes and it is not considered the occupiers of the dwellings would suffer from noise and disturbance from these premises. The Commercial premises to the south are very well screened and separated from the site and due to the nature of these premises, being largely offices and storage and distribution uses, it is considered the occupiers of the dwellings would enjoy a reasonable level of residential amenity. 

5) The impact upon the surrounding highway network 

It is proposed to retain and upgrade the existing site accesses with 3 assisted living blocks totalling 12 apartments being accessed from the northern-most access point and the remaining units being accessed from the southern access point. A total of 63 car parking are proposed throughout the site that would be shared between the dwellings. The majority of these spaces would be positioned centrally to the front of the Mill. 

The access arrangement, including visibility splays, is identical to that approved under reference 2015/0509/ST by Planning Applications Committee in April 2016. Despite Nottinghamshire County Council Highways being consulted on this proposal no comments have been received but the Highway Authority previously stated that whilst there is no objection to the development in principle, it was recommended that the northern access be closed and the southern access should be utilised as the sole entrance and exit with the footway be reinstated to the closed access. 

The Highways Authority previously expressed concern regarding the northern-most access as they consider that the access will not provide sufficient visibility for drivers exiting the site. The applicant has demonstrated that visibility splays of 2.4m x 54m can be achieved from this access and these are in accordance with the Highway Design Guide. Paragraph 32 of the NPPF states that 'Development should only be prevented on transport grounds where the residual cumulative impacts of development are severe'. The northern access to the site would serve 12 assisted living apartments and it is therefore considered that traffic movements at the access would not be intense and the visibility splays provided would be sufficient to allow for a safe means of access and egress. 

The applicant has provided a Site Access and Parking Appraisal which provides evidence that the proposed development will generate a net reduction in vehicle trips when compared to the consented scheme, with a reduction of 24 two-way vehicle movements in the morning peak and a reduction of 23 two-way vehicle movements in the evening peak.  Given the nature of the land use, the vehicle trips from the site are also likely to occur outside the morning and evening peak hours. In comparison to the previously approved residential scheme, the development would result in a less intensified use of the access points. 

The Highway Authority have also previously requested the widening of footways to the front of the site as the site will generate significantly higher levels of pedestrian and cyclist trips. The footways which front the site on Hermitage Lane do appear to be very narrow and the applicant has provided a layout drawing showing how these will be widened to increase accessibility in this area. 

It is proposed to provide 63 parking spaces within the site to the serve the development. Draft Interim Planning Guidance Note recommends 1 space per 2 members of staff and 1 space per 5 bedrooms for visitors. Discounting the assisted living apartments, the requirement would be 33 spaces, leaving an additional 30 spaces for the apartments which equates to almost one space per apartment.  Given the nature of the use and the roads surrounding the site being generally well controlled by traffic regulation orders, it is considered that proposal would provide sufficient off-street parking and not cause an increase in indiscriminate parking on the public highway.

It is therefore considered that, subject to conditions, the proposal would not have a detrimental impact upon highway and public safety. 

6) Flood risk 

The Environment Agency have raised no objection to the proposal, despite part of the site being mapped as Flood Zone 2 and 3, as the topographical survey shows the site will not flood in a 1 in 1000 year flood event, the most severe flood event modelled at the site. The Environment Agency have however stated that the site should not be re-graded as this may result in flooding with in the development. It is required to impose a condition requiring the submission of existing and proposed ground levels to ensure the site is not put at risk of flooding.  

The Environment Agency has also stated that they have been accessing the trash screens to the pond through the site as well as accessing the site for flood incident response. The Environment Agency has stated that they do not have a statutory right to cross private land but have recommended that the applicant builds in a method of access to ensure ongoing maintenance to prevent the risk of flooding at the site and elsewhere. The applicant proposes a footpath link to the north of the site which would be approximately 1.5m in width and would allow access by a small vehicle, such as a quad bike, for maintenance of the trash screens. 

The Lead Local Flood Authority has raised an objection to the development as the surface water from site would discharge directly in to the River Maun and that the discharge rate should be controlled as though the site is greenfield. The applicant has responded to this request stating that the site in its entirety currently discharges surface water in the River Maun and the proposed scheme offers a 58% reduction in runoff rate when compared to the existing situation. The applicant has provided evidence that achieving a greenfield rate of runoff is not achievable as the site is currently almost completely impermeable and the proposed betterment reduces the runoff rate as far as reasonably practical. 

7) Ecology and nature conservation

The southern site boundary to the River Maun features a band of mature trees that provide a valuable habitat as well as making a significant contribution to the character of the surrounding area. It is proposes to retain this band of mature trees and provide additional tree planting and landscaping throughout the site. Much of the site has become overgrown with scrub type vegetation and this will be removed. 

Nottinghamshire County Council Nature Conservation raised some concern that the applicant has not submitted any additional ecological information with this application and that an up-to-date bat roost survey should be completed and submitted for consideration. The applicant has been undertaking works to the mill, approved by planning permission 2015/0509/ST, in accordance with a Bat Individual Mitigation Licence granted by Natural England in 2016 and that the undertaken works mean the site no longer has the potential for bats to roost. 

The Environment Agency has requested a condition requiring the provision of a 10m buffer zone adjacent to the River Maun due to land adjacent to the river having potentially high ecological value. Given the site is currently almost entirely hard-surfaced and lies within close proximity to the River Maun it is not considered reasonable to impose a condition requiring such a large buffer zone as much of the site has very limited ecological value. However, it is proposed to impose a condition requiring details of a buffer zone to be submitted without specifying a precise width as this is not considered to be reasonable. 

Other matters

Concern has been raised that the owner of the site has not progressed the previously approved permission and assurances should be sought regarding the delivery of this scheme to safeguard the listed mill. Whilst it would be difficult for the Local Planning Authority to insist that a scheme is delivered the Council is able to ensure the building is not unduly put at risk by serving Notice of Urgent Works in order to preserve the building.
Concern has also been raised that the site is not secure and is subject to ongoing vandalism. It is acknowledged that it is difficult to secure a site of this nature and scale but imposing conditions regarding site security is considered to not be reasonable or relevant to this development. However, in approving this development and bringing the site back in to beneficial use the site would no longer be vacant and the vandalism will cease. 

CONCLUSION

In conclusion, given the character and location of the site within a predominantly commercial area, the principle of residential care home development on the site would not normally be considered acceptable.  However, in this instance it has been demonstrated that residential care facility development is the only viable use to enable the refurbishment and reuse of an 'At-Risk' Grade II Listed Building.  

It is acknowledged that the conversion of the Mill to residential care accommodation would result in harm to the Heritage Asset and the proposed enabling development would result in harm to the setting of the listed Mill, however District Council has a statutory duty to ensure the long-term future of the building.

An independent assessment of the financial appraisal submitted has concluded that enabling development of 32 assisted living apartments is required to allow the restoration, extension and conversion of the Mill to provide a 50 bedroom care home. 

Whilst the new-build development would result in harm to the setting of the building the applicant has demonstrated that this is the minimum required to secure the future use of the heritage asset and the proposed restoration of the Mill will have a significant benefit to the historic value and merit of the heritage asset and it is therefore considered that the harm to the building is substantially outweighed by the benefits of bringing the Mill back into beneficial use and ensuring that the future of the heritage asset is secured.

Furthermore, it is considered that the development would provide future occupiers with a reasonable level of residential amenity, would not result in a detriment to the surrounding highway network, would not exacerbate flood risk and would not cause harm to protected species or habitats. 

The proposal accords with the objectives of the National Planning Policy Framework and the Mansfield District Local Plan.   It is therefore considered that there are no adverse impacts of granting planning permission that would significantly and demonstrably outweigh the benefits of this development when assessed against the Framework.

Accordingly, it is recommended that both planning permission and listed building consent are granted subject to the conditions set out below.

(1)  RECOMMENDED CONDITIONS/REASONS/NOTES 2018/0098/FUL 

(1) Condition: The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

(1) Reason: In accordance with Section 91(1) of the Town and Country Planning Act 1990, as amended by S51(1) of the Planning and Compulsory Purchase Act 2004.

(2) Condition: This permission shall be read in accordance with the Approved Plans listed below. The development shall thereafter be undertaken in accordance with these plans unless otherwise agreed in writing by the Local Planning Authority.

(2) Reason: To define the approved plans for the avoidance of doubt.

(3) Condition: No development shall commence until precise details of the windows to be used in the new-build assisted living apartments have been submitted to and approved in writing by the Local Planning Authority.  The development thereafter shall be undertaken in accordance with the approved details.

(3) Reason: In the interests of visual amenity and to accord with Saved Policy BE1 (28/09/07) of the adopted Mansfield District Local Plan.

(4) Condition: The external facing materials used in hereby approved development shall be strictly in accordance with the approved plans listed below unless otherwise agreed in writing by the Local Planning Authority

(4) Reason: In the interests of visual amenity and to accord with Saved Policy BE1 (28/09/07) of the adopted Mansfield District Local Plan.

(5) Condition: No development shall commence until full details of the proposed external facing brick to be used on the extension of the mill  have been submitted to and approved in writing by the Local Planning Authority.  The development thereafter shall be undertaken in accordance with the approved details.

(5) Reason: In the interests of visual amenity and to accord with Saved Policy BE1 (28/09/07) of the adopted Mansfield District Local Plan.

(6) Condition: Not withstanding the submitted details, no development shall commence until a plan indicating the positions, design, materials and type of walls, fences and other means of enclosure to be erected within and along the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority.  The development thereafter shall be undertaken in accordance with the approved details before the buildings are occupied.

(6) Reason: In the interests of visual amenity and to accord with Saved Policy BE1 (28/09/07) of the adopted Mansfield District Local Plan.

(7) Condition: No part of the development hereby approved shall be brought in to use until the new pedestrian link to the north of the site has been brought in to use in accordance with the details shown on Drawing No. (10)003 Proposed Site Arrangement Plan.

(7) Reason: In the interests of sustainable travel

(8) Condition: Notwithstanding the submitted details, no development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of landscaping. Such a scheme shall include as appropriate: details of proposed and existing trees, shrubs and hedgerows including details of those to be retained and any to be removed, planting plans, written specifications including cultivation and other operations associated with plant and grass establishment, schedules of plants noting species sizes and proposed numbers/densities where appropriate and a programme of implementation and details of all hard landscaping.  All planting, seeding or turfing indicated in the approved scheme shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development, whichever is the sooner, and any plants which within a period of five years from the completion of the development die, are removed, or become in the opinion of the Local Planning Authority seriously damaged or diseased, shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.  The development thereafter shall be undertaken in accordance with the approved details.

(8) Reason: In the interests of visual amenity and to accord with Saved Policy BE1 (28/09/07) of the adopted Mansfield District Local Plan.

(9) Condition: No development shall take place until full details of hard landscaping works have been submitted to and approved in writing by the Local Planning Authority.  These details shall include hard surfacing materials for all car parking layouts and other vehicular and pedestrian access and circulation areas.  The development thereafter shall be undertaken in accordance with the approved details.

(9) Reason: In the interests of visual amenity and to accord with Saved Policy BE1 (28/09/07) of the adopted Mansfield District Local Plan.
(10) Condition: Notwithstanding the submitted details, no development shall commence until precise details of the proposed bin stores, including design, exact position and exernal facing materials,have been submitted to and approved in writing by the Local Planning Authority.  The development thereafter shall be undertaken in accordance with the approved details.
(10) Reason: In the interests of visual and residential amenity and to accord with Saved Policy BE1 (28/09/07) of the adopted Mansfield District Local Plan.     

(11) Condition: The development hereby approved shall be brought in to use until such time as waste management scheme has been submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented in its entirety on commencement of the site being brought in to use and maintained in full for the lifetime of the development.

(11) Reason: To protect the amenities of future occupiers of the dwellings in accordance with Saved Policy BE1 (28/09/07) of the adopted Mansfield District Local Plan.

(12) Condition: No development shall take place, including any works of demolition, until a Construction Method Statement has been submitted to, and approved in writing by, the local planning authority. The approved Statement shall be adhered to throughout the construction period. The Statement shall provide for:

i)
the parking of vehicles of site operatives and visitors 

ii)
loading and unloading of plant and materials 

iii)
storage of plant and materials used in constructing the development 

iv)
the erection and maintenance of security hoarding including decorative   displays and facilities for public viewing, where appropriate 

v)
wheel washing facilities 

vi)
measures to control the emission of dust and dirt during construction 

vii)
a scheme for recycling/disposing of waste resulting from demolition and construction works

(12) Reason: To protect the amenities at present enjoyed by the occupiers of nearby properties and in the interests of highway safety.

(13) Condition: The development hereby permitted shall not be commenced until such time as a scheme to dispose of surface water and foul sewage has been submitted to, and approved in writing by, the Local Planning Authority. The scheme shall be implemented as approved.

(13) Reason: To reduce the risk of flooding to the proposed development and future occupants, to reduce the impact of flooding and prevent an increase in flood risk to third parties.

(14) Condition: Building operations shall not be commenced until details of the existing and proposed ground levels and proposed finished floor levels of the building(s) have been submitted to and approved in writing by the Local Planning Authority.

(14) Reason: To reduce the risk of flooding to the proposed development and future occupants, to reduce the impact of flooding and prevent an increase in flood risk to third parties.

(15) Condition:  No development approved by this planning permission shall take place until a scheme that includes the following components to deal with the risks associated with contamination of the site shall each be submitted to and approved, in writing, by the Local Planning Authority:

i) A site investigation scheme, based on (the ‘Phase 1 and 2 Contamination Assessment’ ref K-NC772_r1/1_ARN, dated 11th August 2016) to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site.
ii) The results of the site investigation and detailed risk assessment referred to in (i) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken.
 
iii) A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in the remediation strategy in (ii) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.

Any changes to these components require the express written consent of the local planning authority. The scheme shall be implemented as approved.

(15) Reason: The site is underlain by the Cadeby Formation, classified by the Environment Agency as a Principal Aquifer.  The site also lies adjacent to the River Maun.  Given the site's industrial history, intrusive investigation is required to ascertain the nature and extent of any contamination present at the site and in order to develop a site specific risk assessment and if necessary, a remediation strategy.
(16) Condition: No occupation of any part of the hereby permitted development shall take place until a verification report demonstrating completion of works set out in the approved remediation strategy and the effectiveness of the remediation shall be submitted to and approved, in writing, by the local planning authority. The report shall include results of sampling and monitoring carried out in accordance with the approved verification plan to demonstrate that the site remediation criteria have been met. It shall also include any plan (a "long-term monitoring and maintenance plan") for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action, as identified in the verification plan. The long-term monitoring and maintenance plan shall be implemented as approved.

(16) Reason: To ensure that remediation works are carried out in line with the approved strategy.

(17) Condition: Piling or any other foundation designs using penetrative methods shall not be permitted other than with the express written consent of the Local Planning Authority, which may be given for those parts of the site where it has been demonstrated that there is no resultant unacceptable risk to groundwater. The development shall be carried out in accordance with the approved details.

(17) Reason: Groundwater within the Cadeby Formation which underlies the site lies at around 2m below ground level.  As such, care should be taken when designing foundations and in particular, any piled foundations that may be required.  It should be shown that the technique adopted will not act to mobilise any residual contamination on site.

(18) Condition: No development shall take place until a scheme for the provision and management of a buffer zone alongside the River Maun shall be submitted to and agreed in writing by the Local Planning Authority. Thereafter the development shall be carried out in accordance with the approved scheme and any subsequent amendments shall be agreed in writing by the local planning authority.

The buffer zone scheme shall be free from built development including lighting, footpaths, domestic gardens and formal landscaping; and could form a vital part of green infrastructure provision.

(18) Reason: Development that encroaches on watercourses has a potentially severe impact on their ecological value. Land alongside rivers is particularly valuable for wildlife and it is essential this is protected. 
 
(19) Condition: No development until a detailed method statement for removing or the long-term management / control of Japanese Knotweed (Fallopia japonica) on the site shall be submitted to and approved in writing by the local planning authority. The method statement shall include measures that will be used to prevent the spread of Japanese Knotweed (Fallopia japonica) during any operations e.g. mowing, strimming or soil movement. It shall also contain measures to ensure that any soils brought to the site are free of the seeds / root / stem of any invasive plant listed under the Wildlife and Countryside Act 1981, as amended. Development shall proceed in accordance with the approved method statement.
(19) Reason: To prevent the spread of Japanese Knotweed (Fallopia japonica) this is an invasive species. 
(20) Condition: No removal of trees or other vegetation shall take place between 1st March and 31st August inclusive, unless a competent ecologist has undertaken a careful, detailed check of vegetation for active birds’ nests immediately before the vegetation is cleared and provided written confirmation that no birds will be harmed and/or that there are appropriate measures in place to protect nesting bird interest on site. Any such written confirmation should be submitted to the Local Planning Authority.

(20) Reason: In the interests of nature conservation

(21) Condition: No part of the development hereby permitted shall be brought into use until the accesses to Hermitage Lane have been designed and thereafter completed to a standard that provides visibility Splays of  2.4 x 54m 

The details of the accesses shall be submitted to and approved in writing by the Local Planning Authority.

(21) Reason: In the interests of highway safety and to ensure the development complies with Saved Policy M16 (28/09/07) of the adopted Mansfield District Local Plan.

(22) Condition: The footways to the Hermitage Lane frontage of the site shall be widened in accordance with the approved Drawing No. (10) 003 Proposed Site Arrangement Plan prior to the development being brought in to use.  

(22) Reason: In the interests of highway safety and to ensure the development complies with Saved Policy M16 (28/09/07) of the adopted Mansfield District Local Plan.

(23) Condition: No part of the development hereby permitted shall be brought into use until the access is:

-
surfaced in a bound material,

-
constructed with a gradient not exceeding 1 in 12 for a distance of 5.0 metres from the rear of the highway boundary 

-
constructed with provision to prevent the discharge of surface water from the private driveway area to the public highway. The provision to prevent the discharge of surface water to the public highway shall then be retained for the life of the development.

(23) Reason: In the interest of the general highway safety.

(24) Condition: No part of the development hereby permitted shall be brought into use until the parking/turning/servicing areas are provided and are surfaced in a bound material with the parking bays clearly delineated in accordance with Drawing No. (10) 003 Proposed Site Arrangement Plan. The parking/turning/servicing shall be maintained in the bound material for the life of the development and shall not be used for any purpose other than the parking/turning/loading and unloading of vehicles.

(24) Reason: To ensure that adequate off-street parking provision is made to reduce the possibilities of the proposed development leading to on-street parking in the area.

(25) Condition: Any proposed soakaways shall be located at least 5.0 meters to the rear of the highway boundary.

(25) Reason: To protect the structural integrity of the highway and to allow for future maintenance.

(1) Note to Applicant

The development makes it necessary to alter a vehicular crossing over a footway of the public highway. These works shall be constructed to the satisfaction of the Highway Authority. You are, therefore, required to contact the County Council’s Highways Area Office tel. 0115 99 32757 or a general enquiry number 0300 500 8080 to arrange for these works to be carried out.

(2) Note to Applicant

No part of the proposed building/wall or its foundations, fixtures and fittings shall project forward of the highway boundary.

(3) Note to Applicant

It is an offence under S148 and S151 of the Highways Act 1980 to deposit mud on the public highway and as such you should undertake every effort to prevent it occurring.
Statement of postive and proactive working

The Local Planning Authority has worked positively and proactively with the applicant to seek solutions to problems arising from the application and as such consent is granted on the basis of the additonal information to the originally submitted scheme
Approved Plans

	Description
	Reference No
	Version
	Date Received

	PROPOSED LAYOUTS AND ELEVATIONS APARTMENT BUILDINGS 6 AND 7
	(20)009
	P00
	9th February 2018

	PROPOSED MILL BUILDING ELEVATIONS
	(21)006
	P00
	9th February 2018

	STRUCTURAL SURVEY
	
	
	9th February 2018

	PLANNING, DESIGN AND ACCESS STATEMENT
	
	
	9th February 2018

	HISTORIC ENVIRONMENT IMPACT ASSESSMENT
	HISTORIC
	
	9th February 2018

	HERITAGE IMPACT ASSESSMENT
	IMPACE ASSESSMENT
	
	9th February 2018

	HERITAGE ASSETS
	HERITAGE ASSETS
	
	9th February 2018

	SITE ACCESS AND PARKING APPRAISAL
	SITE ACCESS AND PARKING APPRAISAL
	
	9th February 2018

	FLOOD RISK ASSESSMENT - TECHNICAL NOTE
	TECHNICAL NOTE
	
	9th February 2018

	FLOOD RISK ASSESSMENT
	
	
	9th February 2018

	PHASE 1 AND 2 CONTAMINATION ASSESSMENT
	
	
	9th February 2018

	NOISE ASSESSMENT
	
	
	9th February 2018

	BAT SURVEY
	BAT SURVEY
	
	9th February 2018

	TREE SURVEY
	
	
	9th February 2018

	PROPOSED SITE ARRANGEMENT PLAN
	(10)003
	P00
	9th February 2018

	PROPOSED LOWER GROUND FLOOR LAYOUT
	(20)001
	P00
	9th February 2018

	PROPOSED UPPER GROUND FLOOR LAYOUT
	(20)002
	P00
	9th February 2018

	PROPOSED 1ST FLOOR LAYOUT
	(20)003
	P00
	9th February 2018

	PROPOSED 2ND FLOOR LAYOUT
	(20)004
	P00
	9th February 2018

	PROPOSED 3RD FLOOR/LOFT AREA LAYOUT
	(20)005
	P00
	9th February 2018

	PROPOSED LAYOUTS AND ELEVATIONS - APARTMENT BUILDING 2 & 3
	(20)006
	P00
	9th February 2018

	PROPOSED LAYOUTS AND ELEVATIONS - APARTMENT BUILDING 1
	(20)006
	P00
	9th February 2018

	PROPOSED MILL BUILDING ELEVATIONS
	(20)007
	P00
	9th February 2018

	PROPOSED MILL BUILDING ELEVATIONS INC. EXISTING BUILDING WINDOW KEY
	(20)008
	P00
	9th February 2018

	PROPOSED LAYOUTS AND ELEVATIONS APARTMENT BUILDING 4 AND 5
	(20)008
	P00
	9th February 2018

	PROPOSED MILL BUILDING ELEVATIONS
	(21)006
	
	20th February 2018

	
	
	
	20th February 2018

	PROPOSED SITE ARRANGEMENT PLAN
	(10)0002
	
	20th February 2018


(2) RECOMMENDED CONDITIONS/REASONS/NOTES 2018/0099/LBW

(1) Condition: The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

(1) Reason: In accordance with Section 18 of the Listed Buildings Act 1990, as amended S51 (4) of the Planning and Compulsory Purchase Act 2004
(2) Condition:  All rainwater goods shall be cast iron and painted black and retained as such in perpetuity.

(2) Reason: The building is listed as being of special architectural or historic interest, and as such, the Local Planning Authority would require a high standard of finish to the external elevations, in accordance with Saved Policies BE1 and BE3 (28/09/07) of the adopted Mansfield District Local Plan

(3) Condition: The mortar to be used for re-pointing of stonework shall be lime based. Details of the exact mortar mix to be used shall be submitted to and approved in writing by the Local Planning Authority. The development thereafter shall be undertaken in accordance with the approved details.

(3) Reason: The building is listed as being of special architectural or historic interest, and as such, the Local Planning Authority would require a high standard of finish to the external elevations, in accordance with Saved Policies BE1 and BE3 (28/09/07) of the adopted Mansfield District Local Plan
(4) Condition: This permission shall be read in accordance with the Approved Plans listed below. The development shall thereafter be undertaken in accordance with these plans unless otherwise agreed in writing by the Local Planning Authority.

(4) Reason: To define the approved plans for the avoidance of doubt.
Statement of postive and proactive working

The Local Planning Authority has worked positively and proactively with the applicant to seek solutions to problems arising from the application and as such consent is granted on the basis of the additonal information to the originally submitted scheme.

Approved Plans

	Description
	Reference No
	Version
	Date Received

	PROPOSED SITE ARRANGEMENT PLAN
	(10)002
	P00
	9th February 2018

	PROPOSED SITE ARRANGEMENT PLAN
	(10)003
	P00
	9th February 2018

	PROPOSED LOWER GROUND FLOOR LAYOUT
	(20)001
	P00
	9th February 2018

	PROPOSED UPPER GROUND FLOOR LAYOUT
	(20)002
	P00
	9th February 2018

	PROPOSED 1ST FLOOR LAYOUT
	(20)003
	P00
	9th February 2018

	PROPOSED 2ND FLOOR LAYOUT
	(20)004
	P00
	9th February 2018

	PROPOSED 3RD FLOOR/LOFT AREA LAYOUT
	(20)005
	P00
	9th February 2018

	PROPOSED LAYOUTS AND ELEVATIONS - APARTMENT BUILDINGS 2 AND 3
	(20)006
	P00
	9th February 2018

	PROPOSED LAYOUTS AND ELEVATIONS APARMENT BUILDING 1
	(20)006
	P00
	9th February 2018

	PROPOSED LAYOUTS AND ELEVATIONS - APARTMENT BUILDINGS 4 AND 5
	(20)008
	P00
	9th February 2018

	PROPOSED LAYOUTS AND ELEVATIONS - APARTMENT BUILDINGS 6 AND 7
	(20)009
	P00
	9th February 2018

	PROPOSED MILL BUILDINGS ELEVATIONS
	(21)006
	P00
	9th February 2018

	PROPOSED MILL BUILDINGS ELEVATIONS
	(21)007
	P00
	9th February 2018

	PROPOSED MILL BUILDING ELEVATIONS AND EXISTING BUILDING WINDOW KEY
	(21)008
	P00
	9th February 2018

	HERITAGE ASSETS
	HERITAGE ASSETS
	
	9th February 2018

	HISTORIC ENVIRONMENT IMPACT ASSESSMENT
	HISTORIC
	
	9th February 2018

	PLANNING, DESIGN AND ACCESS STATEMENT
	
	
	9th February 2018

	SITE ACCESS AND PARKING APPRAISAL
	SITE ACCESS AND PARKING APPRAISAL
	
	9th February 2018

	STRUCTURAL SURVEY
	
	
	9th February 2018
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