PLANNING COMMITTEE REPORT

	Application Number
	2020/0573/FUL

	Date Received
	19th October 2020

	Date of Expiry
	12th March 2021

	Case Officer
	Rob Forrester

	Ward
	Eakring

	Ward Councillor
	Councillor Sinead Anderson

	Committee Date
	7 June 2021


	Site Address:
	Forest House Southwell Road West Mansfield Nottinghamshire NG18 4XX 

	Proposal:
	CONVERSION OF FORMER CARE HOME INTO 22 FLATS AND THE ERECTION OF 5 DWELLINGS

	Applicant:
	ALB Forest Limited


RECOMMENDATION - GRANT PLANNING PERMISSION WITH CONDITIONS 

The proposal is referred to Committee due to being a major application (based on dwelling numbers).
DESCRIPTION OF PROPOSAL AND APPLICATION SITE

Forest House, a former care-home to the north of Southwell Road West in Mansfield, is a 2-storey brick building (with basement levels at the western end) in a linear form, set in extensive grounds.
It is situated to the North-East of a larger property - The NHS Forest Care Centre - and is served from the same access drive from Sycamore Grove. 

The building is central within the site and surrounded by car-parks and a further building used as a store, within landscaped lawns with extensive mature trees – some covered by a Tree Preservation Order.

The site falls within a residential area, with Earlswood Drive immediately to the north.

The proposal is to convert the former care-home in to 22 one and two bedroomed flats, with 5 further bedroomed dwellings erected within the open area at the eastern end of the site.

The larger open area to the west is to be retained as a communal open-space.

The new dwellings are modest one-bedroomed bungalows with the bedroom within the roof structure served by rooflights. 

A garden store is shown, along with 2 cycle stores and 2 bin stores located adjacent to the parking areas.

The following technical reports have been submitted:-

Arboricultural report   
Bats, birds and tree impact assessment   
Design and access statement   
Drainage and utilities statement   
Transport statement
Viability appraisal report - Feb 2021
The viability report indicates that it is not economically viable to provide either affordable house or developer contributions in this instance.  

RELEVANT SITE HISTORY 

Whilst there is extensive history relating to the former care-home use and works to trees, there is nothing that is of direct relevance to the current residential application. 

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

MDC - Planning Policy – 28/01/2021
The proposal is located within the defined Mansfield Urban Area which is at the top of the settlement hierarchy as set out in Local Plan Policy S2 and would assist the Council  in the delivery of the number of homes as set out in part 2 of this policy.  In principle there would be no objection to this proposal.  
MDC - Planning Policy – 20/05/2021
The additional information has been reviewed, and subject to suitable conditions and informative regarding bats – no objection.

MDC - Development Manager (Affordable Housing) 
This brownfield site is in Affordable Housing Zone 2. In accordance with Policy H4 of the Local Plan 2013 – 2033 the proportion of affordable housing to be provided on-site would be 10% (3 No. properties) or a financial contribution (if the scheme was viable with contributions).

MDC - Parks Development

No Comment Received.

MDC - Waste And Recycling 
If the new dwelling use the 2 bin-stores shown – no objections
Mansfield District Council - Environmental Health 
Please impose conditions E101 and E102. Please could condition E103b also be put on, as old maps show unspecified “tanks” on the edge of the northern part of the car parking area. It is not known what these tanks contained and it would be advisable to test the soil under and around them to ascertain if there is any contamination.
Due to the age of the building, asbestos may be present, particularly in the area of the former boiler room and should be removed by a qualified person or company.

The stud walls dividing the new apartments should be constructed so as to minimise the transmission of noise between dwellings

NCC - Highways Development Control North 
The application site is served by the existing private drive from Southwell Road West known as Sycamore Grove, which also serves Forest Care Centre (NHS building) and 5 residential dwellings.  The visibility for vehicles emerging from the existing private drive onto Southwell Road West is acceptable.  Sycamore Grove, is expected to remain private, and it is requested that

Section 106 Agreement is entered into prior to planning permission being granted to ensure that a management company will be responsible for the future maintenance of the private road and to prevent any future action by the residents against the Highway Authority. 
The legal covenant placed on the properties to prevent petitioning. 

A swept path analysis, demonstrating the manoeuvrability of a refuse vehicle 11.6m in length. 

The additional vehicle trips as a result of this development as outlined in the TRICs

data provided are acceptable, as is the parking provision - Advises 1 condition

NCC - Policy Planning And Corporate Services

Waste

In terms of the Waste Core Strategy, there are no existing waste sites within the vicinity of the site that could cause an issue in terms of safeguarding existing waste management facilities (as per Policy WCS10).

As set out in Policy WCS2 ‘Waste awareness, prevention and reuse’ of the Waste Core Strategy, the application to be supported by a waste audit. 
Planning Obligations

The Planning Obligations sought by Nottinghamshire County Council to mitigate the impact of this development are detailed in Appendix 1 and summarised below.
Transport & Travel Services

The County Council would seek a contribution of £12,200 towards bus stop infrastructure.
Education

The County Council will not be seeking an education contribution in respect of this development
NCC- Flood Risk Management Team 
No objections
Environment Agency 
No objections
Natural England
Apply standing advice
Nottinghamshire Wildlife Trust

No comments against received.

Severn Trent Water Ltd 
Foul/surface water is proposed to connect into the public combined water sewer. The disposal of surface water by means of soakaways should be considered as the primary method. If this is not practical and there is no watercourse is available as an alternative other sustainable methods should also be explored. If these are found unsuitable, satisfactory evidence will need to be submitted, before a discharge to the public sewerage system is considered. For the use or reuse of sewer connections will be required to make a formal application.
Nottinghamshire Police 
Resistance to crime and antisocial acts is now recognised and the following are required_

Secure cycle storage, illuminated car parking areas, dusk to dawn fittings to all entry exit doors. Illumination levels and minimum height requirements should be 30 Lux and 2.5m above floor height. If you condition full SBD compliance, this would ensure that all the positive aspects in respect of safety and security as above would be incorporated in order to ensure that necessary levels of intervention are adequate.
Mansfield & Ashfield CCG 
In order to make this development acceptable from a health perspective the infrastructure will need to be developed to accommodate the increased population. Infrastructure financing in the form of S106 will therefore be required to enhancing local practices closest to the site via financial contribution of £15.172.50:

· Oak Tree lane Surgery

· Sandy lane Surgery

· Pollard & Partners Forest Town
Neighbour Comments

No representations received

POLICY AND GUIDANCE

Adopted Mansfield District Local Plan 2020
S1 - Presumption in favour of sustainable development

S2 - The Spatial Strategy

P1 - Achieving high quality design

P2 - Safe, healthy and attractive development

P3 - Connected developments

P5 - Climate change and new development

P7 - Amenity

H3N - Housing density and mix

H4N - Affordable housing

H6N - Specialist housing

IN1 - Infrastructure delivery

IN2 - Green infrastructure

IN8 - Protecting and improving the susstainable transport network

IN9 - Impact of development on the transport network

IN10 - Car and cycle parking

NE1N - Protection and enhancement of landscape character

NE2N - Biodiversity and geodiversity

NE3N - Pollution and land instability

CC2 - Flood risk

CC3 - Sustainable drainage systems

ISSUES

The site is a brownfield one within the main body of the settlement and it’s re-use for residential purposes is appropriate and the site is a sustainable location.

The NPPF advocates the re-use of vacant buildings for residential use, and so the general principle of the development is accepted and the key issues are therefore:-

Policy matters

Developer contributions/affordable housing
Design and appearance

Highway safety and parking

Impact on the amenity of neighbours

Effect on mature trees and bio-diversity
These issues are discussed below:

Policy matters

The site is already in a form of residential use as a Use Class C2 care-home, and the change to C3 (dwelling) use is an appropriate use that raises no particular policy concerns.
The site is a sustainable one, and in order to increase connectivity – as required by Policy P3, the applicant has agreed to provide a footpath link to the Mansfield Way to the north of the site to encourage walking/cycling. This can be the subject of a condition as it is not shown on the layout.

The re-use of vacant buildings for new housing is advocated by the NPPF, and the development provides for a scheme of modest-sized dwellings adding to the mix of units in the locality, with the new-build units being particularly suited to the elderly or smaller households.

The proposal is in general accord with the Local plan policies stated above.

Developer contributions/affordable housing
At 27 units in total, the development would normally require both affordable housing and developer contributions as requested by the various consultees, normally secured via a Section 106 agreement.
The applicant has however provided an economic viability report that suggests that it is not economically viable to deliver any affordable dwellings or developer contributions.

This report has been independently reviewed by the Council which concludes:-

“Based on our modelling, and even allowing for some adjustments to AMK’s appraisal, we concur with their findings that the scheme is shown to be unviable even before any planning policies are factored in.” 
Therefore following independent assessment of the applicant’s economic viability appraisal, it is clear that the development would not be viable to provide either affordable housing or any developer contributions.

Design and appearance

The majority of the scheme is the conversion of an existing building and retention of the existing parking areas, and as such, the appearance will not change significantly, apart from re-furbishment which will enhance the sites currently run-down appearance.
Similarly, the modest element of new-build is a sensitive addition that will not detract from the appearance of the site. Whilst it does not slavishly mimic the design of the existing building – which is somewhat utilitarian – the new element is an appropriate scale and has a simple character of it’s on that is visually appropriate.
The design of the conversion is somewhat governed by the limitations (and narrow nature) of the existing building, and the fire/means of escape requirements, and as a result, some of the flats fall short of the Nationally Prescribed Space Standards, although the flats created are attractive ones, with high levels of daylight and a reasonable outlook in to the grounds.

The design and appearance is considered to be appropriate and will deliver a wide range of dwelling types and sizes.

Highway safety and parking

The development utilises an existing access and parking, providing 50 spaces for 27 units (which includes a high proportion of one-bedroomed units, and as a result, the level is considered to be appropriate.
The submitted transport assessment demonstrates that the traffic generation would be similar to the former use and that the highway network can cope with the likely traffic generation of the scheme, and as a result, no highway safety issues would arise.

A footpath link to the Mansfield Way footpath network is to be provided to increase connectivity.

The Highway consultation indicates a request for a Section 106 agreement to ensure that future residents of the development – that would in effect, be served from a private drive – do not petition the Highway Authority to adopt the road, and that arrangements are in place for its future maintenance. It will however be possible to deliver these matters through the use of Grampian conditions.

The development is therefore an appropriate one in relation to highway safety and other related matters.

Impact on the amenity of neighbours

Being mostly ‘conversion’ the development will not impact on the amenity of neighbours to any greater level than the previous care-home use.
The new-build element has been designed and orientated such that no overlooking of neighbours would occur, and given the landscaped grounds and tree-cover, no loss of privacy would arise.

Whilst there would not be any private amenity space directly related to each flat, there are lawns and small landscape areas adjacent to the flats, and a large communal amenity area is located at the western end of the site, providing adequate open space for the residents.
Effect on mature trees and bio-diversity

The submitted arboricultural report addresses the impact on the mature trees concluding that with appropriate protection during construction, and with special measures within the root protection of one large tree, the trees can be retained apart from 2 poor specimens of no merit, and a horse-chestnut that is in poor condition and is to be felled for safety reasons.
The development would not harm or be harmed by the trees, and as such, the development is an appropriate one.

The ecology report indicates that the majority of the site with attractive habitat for bats and birds is the amenity are at the western end and the tree-bel an as these are to be retained as existing, then there would be little impact on existing bio-diversity and no protected species would be affected.  Various recommendations are made.

With further landscaping and the measures contained in the reports, the proposal would not be harmful to wildlife and can produce a net-gain in bio-diversity.

CONCLUSION

The proposal is an appropriate re-use of a vacant building and developed in a manner that will not impact on the mature protected trees around the site.
It will provide modest dwelling units, although it is not economically feasible to provide affordable dwellings or developer contributions.

Subject to appropriate conditions, the proposal is a sustainable one that and it is therefore Recommended that the development be approved.

RECOMMENDED CONDITIONS/REASONS/NOTES

(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.

(2)



Reason: To define the permission, and for the avoidance of doubt

(3)



Condition: -The development herby approved shall only be carried out, in complete accordance with the recommendations contained within the submitted aboricultural report by Tree Heritage, ref THL-R20-132 dated 04/12/2020, and the ecology report by Fauna Forest Ecology ref FFE00615-V2 dated 10/12/2020, and the comments contained within the agents email dated .19 May 2021.

(3)



Reason: In order to ensure that there is no injury to the mature trees or their future health, or to the wildlife and ecology at the site.

(4)



Condition: No development shall commence above dpc/floor slab level, until details of how the development would be linked to the Mansfield Way footway network to the north 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 and the link which shall be provided before the development is occupied, and the link shall thereafter be retained in the agreed form for the lifetime of the development.

(4)



Reason: In order to increase connectivity of the site and to promote sustainable transport, walking and cycling.

(5)



No part of the development hereby permitted shall be brought into use until the parking areas are provided in accordance with the approved plan. The parking areas shall not be used for any purpose other than the parking of vehicles. 

(5)



Reason: In the interests of highway safety

(6)



Condition: No development shall commence above dpc/floor slab level, until details of a scheme for the future management and maintenance of the private access drives, has been submitted to and approved in writing by the Local Planning Authority.  The development thereafter shall be undertaken in accordance with the approved details, and the development hereby approved shall not be occupied until a Private Maintenance Agreement has been made with Nottinghamshire County Council as Highway Authority and confirmation of the agreement has been provided to the Local Planning Authority.

(6)



Reason: In the interests of highway safety, and to ensure the suitability of maintenance of the proposed private access roads.

(7)



Condition: The hours of work during construction and the delivery of materials on to the site shall be restricted to 08.00-18.00 hours - in any one day - Monday-Friday, 08.00-13.00 hours Saturdays and no working shall take place on Sundays and Bank Holidays.

(7)



Reason; In order to protect the amenities enjoyed by the occupants of surrounding residential property.

(8)



Condition: No development shall take place until the method of working during the construction phase, in the form of an environmental management plan, to include control of noise, vibration and dust emission has been submitted to and approved in writing by the Local Planning Authority.  All subsequent construction shall be undertaken in accordance with the approved scheme unless otherwise agreed in writing by the Local Planning Authority.

(8)



Reason; In order to protect the amenities enjoyed by the occupants of surrounding residential property.

(9)



Condition: In the event that contamination is found at any time when carrying out the approved development that was not previously identified, it must be reported in writing immediately to the Local Planning Authority. An investigation and risk assessment must be undertaken in accordance with the requirements of Condition 12, and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of that condition and shall be submitted to and approved in writing by the Local Planning Authority.

Following completion of the measures identified in the approved remediation scheme, a verification report must be prepared which shall be submitted to and approved in writing by the Local Planning Authority in accordance with the above Condition.

(9)



Reason: In order to ensure that the development is carried out in a safe manner.

(10)



Condition: No development shall commence above dpc/floor slab level, until details of the proposed external facing materials to be used 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 interest of the visual amenity of the locality.

(11)



Condition: No development shall take place above dpc/floor slab level, 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 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.  

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.

(11)



Reason: In the interest of the visual amenity of the locality.

(12)



Condition: No part of the new-build element of the development hereby approved shall commence until a detailed surface water drainage scheme based on the principles set forward by the submitted Drainage and Utilities Strategy - as amended by the agents email dated 19 May 2021 - been submitted to and approved in writing by the Local Planning Authority. The scheme shall be implemented in accordance with the approved details prior to completion of the development. 

The scheme to be submitted shall:
Demonstrate that the development will use SuDS for the 'new-build' element of the site as a primary means of surface water management and that design is in accordance with CIRIA C753.
Limit the discharge rate generated by all rainfall events up to the 100 year plus 40% (for climate change) critical rain storm 5 l/s rates for the developable area.
Provision of surface water run-off attenuation storage in accordance with 'Science Report SCO30219 Rainfall Management for Developments' and the approved FRA

Provide detailed design (plans, network details and calculations) in support of any surface water drainage scheme, including details on any attenuation system, and the outfall arrangements. Calculations should demonstrate the performance of the designed system for a range of return periods and storm durations inclusive of the 1 in 1 year, 1 in 2 year, 1 in 30 year, 1 in 100 year and 1 in 100 year plus climate change return periods.
For all exceedance to be contained within the site boundary without flooding new properties in a 100year+40% storm.
Details of STW approval for connections to existing network and any adoption of site drainage infrastructure.
Evidence of how the on-site surface water drainage systems shall be maintained and managed after completion and for the lifetime of the development.

(12)



Reason; A detailed surface water management plan is required to ensure that the development is in accordance with NPPF and local planning policies. It should be ensured that all major developments have sufficient surface water management, are not at increased risk of flooding and do not increase flood risk off-site.

(1)


Positive and proactive working statement

The Local Planning Authority has secured amendments to the scheme and has worked in a positive and proactive manner with the applicant in line with the NPPF.

(2)


The applicant is advised that it is an offence under the Wildlife and Countryside Act 1991 and the Countryside Regulations1994 to kill, capture or disturb a protected species or to damage or destroy the breeding site or resting place of such a species. No works should be carried out to trees on the site until they have been inspected for the presence o bats/nesting birds. If any protected species are found on site at any point during the implementation of this planning permission, works should cease and Natural England should be contacted for further assistance if necessary.

(3)


It is noted that the felling of the protected Chestnut Tree is not necessary for the proposed development to proceed as referred to in the submitted documents and the agents email dated 19 May 2021.  As a result, this permission does not give any consent to fell the tree and a separate application should be made. A bat survey will need to be undertaken before the felling can occur.

Approved Plans

	Description
	Reference No
	Version
	Date Received

	ARBORICULTURAL REPORT
	
	
	14th December 2020

	BATS, BIRDS, TREES IMPACT ASSESSMENT
	
	
	14th December 2020

	TRANSPORT STATEMENT
	
	
	14th December 2020

	DRAINAGE AND UTILITIES STATEMENT
	
	
	14th December 2020

	AMENDED PROPOSED SITE LAYOUT PLAN
	12
	A
	14th December 2020

	AMENDED PROPOSED ELEVATIONS - SHEET 1
	09
	A
	14th December 2020

	AMENDED PROPOSED ELEVATIONS - SHEET 2
	10
	A
	14th December 2020

	AMENDED PROPOSED ELEVATIONS - SHEET 3 (MAISONETTES A-C)
	11
	A
	14th December 2020

	AMENDED PROPOSED LAYOUT PLANS
	07
	C
	14th December 2020

	Site Location Plan
	TMA19-17-01
	A
	08th March 2021

	Proposed Site Layout Plan
	19-17 12
	
	19th October 2020

	Proposed Layout Plans - Lower Ground, Ground and Mezzanine Floors
	19-17 07
	B
	19th October 2020

	Proposed Layout Plans - First and Second Floors
	19-17 08
	A
	19th October 2020
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