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	Rob Forrester
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	Sandhurst

	Ward Councillor
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	Site Address:
	Sandhurst Quarry Sandhurst Avenue Mansfield Nottinghamshire  

	Proposal:
	ERECTION OF 73 NO. DWELLINGS WITH PUBLIC AND PRIVATE AMENITY SPACE, LANDSCAPING, NEW VEHICULAR ACCESS POINT, INTERNAL ROAD NETWORK AND PARKING AREAS AND OTHER ASSOCIATED INFRASTRUCTURE.

	Applicant:
	 Dukeries Homes


DESCRIPTION OF PROPOSAL AND APPLICATION SITE

The site is the 2.8ha, former Mansfield Sand Co quarry off Sandhurst Avenue, which is situated to the north of Berry Hill Lane, east of Sandhurst Avenue, south of and to the west of Berry Hill cricket ground/park.
The site is somewhat overgrown and is a lower level from the surrounding houses which front the roads noted above
The site falls within the settlement boundary and is listed as a committed site for 107 dwellings within Policy H2 of the Adopted Mansfield Local Plan 2013-2033, having had planning permission in the past.
There is an unusual design of site office at the existing site entrance which is at the junction of Berry Hill Lane and Sandhurst Avenue that has a green tiled roof. Within the quarry area are former buildings and hardstanding areas. The proposal is to demolish all buildings and hardstanding, and to relocate the entrance further from the road junction, and to serve the quarry site with a spine road for residential development.

Apart from a few ‘infill’ plots on the Berry Hill Road, the new dwellings will all be served from the new road, and a mix of semi-detached and detached houses are proposed with either integral, attached or detached garages or parking spaces.

6 affordable dwellings in the form of semi-detached houses are to be provided.

A feature building of contemporary design - to provide apartments for the over-55’s - is situated at the head of the new road, with a separate car-parking area, and the building would have views over the adjacent park.

The layout is typical suburban with the dwellings in a linear form fronting the new road - apart from 4 small private drives - and the spine road has 2 arms, and a small play area is provided at the northern turning head and an enclosed wildlife site at the southern one.

Gabion basket walling is proposed to stabilise the sloping sides of the quarry.

The following technical documents have been submitted:-

· Biodiversity survey and report  
· Ecological impact assessment

· Landscape and ecological management plan

· Bio-diversity offset management plan
· Design and access statement

· Planning statement

· Flood-risk assessment

· Foul sewage & utilities assessment  
· Land contamination assessment
· Phase 1 geo environmental assessment  
· Transport assessment

· Travel plan

· Tree survey

· Health impact assessment
RELEVANT SITE HISTORY 

	Application Ref: 2009/0655/ST  
	 

	Address:  Mansfield Sand Company Ltd., Sandhurst Avenue, Mansfield
	 

	Proposal: Outline Application Including the Reserved Matter of Access for up to 107 no. dwellings
	

	Decision: Grant Outline Planning Permission with Conditions
	

	Decision Date:04/01/2010
Application Ref: 2019/0294/PNSDM
Address:  Mansfield Sand Company Ltd., Sandhurst Avenue, Mansfield

Proposal: Prior Notification for Proposed Demolition of Single Storey Former Offices, Garage and Facilities Building
Decision: Prior Approval Not Required
Decision Date:03/06/2019
Application Ref: 2012/0350/ST
Address:  Mansfield Sand Company Ltd., Sandhurst Avenue, Mansfield

Proposal: Outline Application Including the Reserved Matter of Access for up to 107 no. dwellings
Decision: Grant Outline Planning Permission with Conditions
Decision Date:09/09/2014


	


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

Severn Trent Water Ltd 
No objection to sewage proposals subject to condition

NCC - Highways Development Control North 
No Objection subject to conditions. Please note the attached Travel Plan has now been approved.
MDC - Development Manager (Affordable Housing)

No Comment Received.

NCC- Rights Of Way Section

No Comment Received.

MDC - Planning Policy 
The proposal has been assessed against the policies within the development plan which comprises the NPPF (2019) and Adopted Mansfield District (2020). The principle of residential development has already been established and the site is identified as a housing commitment under policy H2 of the Plan. 
Having reviewed the additional information provided as part of the change to the applications description and looked at the various responses that the agent has provided to the matters raised by the planning policy team as part of its original comments which were submitted in January 2021.  It is acknowledged that a number of the issues appear to have been addressed.  There are however a number of items which will need further clarification / actions to be undertaken.  Subject to the matters raised as part of this and the original planning policy comments being addressed; there would be no objection to the principle of this scheme.  
Natural England 
No Comments – standing advice applies.
The proposed amendments to the original application are unlikely to have significantly different impacts on the natural environment than the original proposal.
NCC - Policy Planning and Corporate Services 
Of particular relevance in the assessment of planning applications these include Minerals and Waste, Education, Transport and Public Health.
Minerals

In relation to the Minerals Local Plan, the proposed development site is an old Silica sand quarry which was operated by Mansfield Sand Company. Extraction of minerals has ceased for a number of years, with all the reserves now exhausted. The County Council therefore does not wish to raise any objections to the proposal from a minerals perspective
Strategic Highways

MDC commissioned Aecom to undertake a transport study and Infrastructure Delivery Plan to underpin their Local Plan. The study identified a number of strategic junctions in Mansfield town centre that would need to be improved to accommodate the forecast Local Plan growth. The schemes of highway improvement were broadly costed by Aecom on behalf of MDC and an IDP schedule was compiled by MDC identifying which sites would need to contribute (and by how much) to individual junction upgrades. In this way the cost of mitigation from pooled contributions would in theory be sufficient to allow MDC (through NCC) to implement the strategic highway improvement schemes in the town. MDC will need to check whether the applicant of this site is ‘required’ to contribute financially towards the proposed upgrade of the A60 / Berry Hill Lane junction which is very close to the application site and which will be adversely impacted by additional development traffic. If a financial contribution is required then MDC should seek the necessary contribution direct from the applicant.

Heritage

This site contains a building that is of potential heritage and architectural interest, NCC suspect it is related to the heritage of the Mansfield Sand Company itself. In accordance with the NPPF paragraph 189 and MDC local policies this building must be investigated and the heritage interest established. There is no heritage impact assessment or reference to the building in the material accompanying the proposals. 
Planning Obligations

The following sets out the Planning Obligations that are being sought by Nottinghamshire County Council to mitigate the impact of the above development. 

Transport & Travel Services

General Observations and Accessibility

The proposed access point is from a new entrance onto Sandhurst Avenue, the nearest current bus stop is fronting the site on Berry Hill Lane, which offers connections to Berry Hill and Mansfield. The next closest stops are approximately 400 metres from the centre of the site on Mansfield Road, which offers connections to Mansfield, Chesterfield and Nottingham.
Bus Service Support

In view of the size of this development, the level of generated demand can be accommodated on the existing network. At this time, it is not envisaged that contributions towards local bus service provision will be sought.
Bus Stop Infrastructure

The current infrastructure observations from Transport & Travel Services photographic records are as follows:
MA0036 Atkin Lane – Polycarbonate non-advertising bus shelter and raised boarding kerbs

MA0043 Atkin Lane – Polycarbonate advertising bus shelter and raised boarding kerbs

MA0570 Green Lane * - Bus stop pole

MA0610 Green Lane - No infrastructure (not currently served)
* This stop may require relocation due to driveway access. All relocation costs will need to be met by the developer. A new location will need to be identified and approved by Highway Development Control and Transport & Travel Services and meet all relevant safety requirements. Any relocation of the stop shall include a relocated bus stop pole to be specified as a Planning Condition.
The County Council request that a Planning Obligation be issued that states the below:
A Bus Stop Infrastructure contribution of £21,300 is paid to provide improvements to the two bus stops on Mansfield Road (MA0036 and MA0043) and on Berry Hill Lane (MA0570) and shall include real time bus stop poles & displays including associated electrical connections.
Sustainable Travel

The Travel Plan includes indicative targets at Section 5.3. A suitable target for public transport modal share should be included to achieve an uplift in the modal share for this site. Free introductory bus
Justification

The current level of facilities at the specified bus stops are not at the standard set out in the Appendix to the Council’s Public Transport Planning Obligations Funding Guidance for Prospective Developers. Improvements are necessary to achieve an acceptable standard 
Education
Primary

The proposal would yield an additional 15 primary aged pupils within the Mansfield East Primary Planning Area. Based on current data there is a projected surplus of places in the planning area and the impact of the development alone would not lead to a deficit in provision. The County Council's previous consultation response in respect of this application site (2012/0350/ST) secured a contribution through Section 106 towards additional primary provision, and a subsequent deed of variation to the agreement in March 2017 enabled the Council to spend the ‘Education Contribution’ at King Edward Primary School. The County Council has since delivered a one form entry expansion at King Edward Primary School in order to ensure a sufficiency of places for pupils arising from new development in the area, including the permitted application at Sandhurst Avenue. The Council therefore wishes to carry forward its requirement for contributions from the original S106 Agreement pursuant to planning application 2012/0350/ST, in order to retrospectively fund the King Edward School expansion which had been forward funded in anticipation of new housing. Based on the latest cost per pupil place for school expansions, the County Council would seek a proportionate contribution of £261,390 (15 places x £17,426 per place).

Secondary

The proposal would yield an additional 11 secondary aged pupils within the Mansfield Secondary Planning Area. Based on the current pupil forecasts in the table below, there is a small projected surplus of places in the planning area and the impact of the proposed development alone would lead to a deficit in provision of 3 places.

However, the County Council has been recently consulted on the following thirteen planning applications totalling 708 dwellings (113 secondary places) within the planning area that are not captured in the current pupil projections:

The cumulative impact of the above applications would result in a shortfall of 105 places (113 places less the 8 place surplus). The shortfall, along with the demand generated by this development, would cause a total deficit of 116 places.

The County Council would therefore seek a contribution of £262,625 (11 places x £23,875 per place) in order to provide additional secondary provision in the Mansfield planning area resulting from the aggregate impact of this application and others if approved.

As developer contributions are being sought in relation to the County Council’s responsibilities it is considered essential that the County Council be a signatory to any legal agreement arising as a result of the determination of this application.

Nottinghamshire Wildlife Trust

No Comment Received.

Environment Agency 
The previous use of the proposed development site as a quarry with associated works and fuel storage presents a medium risk of contamination that could be mobilised during construction to pollute controlled waters. Controlled waters are particularly sensitive in this location because the proposed development site is located on the Lenton Sandstone Principal aquifer and lies within source protection zone 3.

The application’s “Phase 1 Geo-Environmental Assessment” (Ref: GML20101/1/1, dated August 2020) demonstrates that it will be possible to manage the risks posed to controlled waters by this development. Further detailed information will however be required before built development is undertaken. The report recommends that a phase 2, intrusive investigation is completed prior to development. We believe that it would place an unreasonable burden on the developer to ask for more detailed information prior to the granting of planning permission but respect that this is a decision for the local planning authority. In light of the above, the proposed development will be acceptable if a planning condition is included requiring the submission of a remediation strategy.
Advises 4 conditions

Nottinghamshire Police 
A system of active frontages is apparent, together with the efforts to improve the Informal/passive surveillance opportunities on site; dual aspect dwellings are used where appropriate. The layout of the dwellings is well-designed from the security aspect. The proposed grid formation of the dwellings is another proven positive in respect of design in a residential setting.
Restricting access to the rear of dwellings is a key factor of a successful development when considering both safety and security aspects. The proposed boundary regime is ideal. The fencing is to be 1800mm high across boundaries and at plot division.
It is assumed highways are adopted and will be illuminated by a BS5489 compliant street lighting system. It is also assumed the private driveways will be afforded a similar level of illumination.
In conclusion, if you were to apply for full SBD compliance, it would ensure that all the positive aspects in respect of safety and security, as above, would be incorporated and ensure that the necessary levels of intervention are adequate to mitigate both current and predicted future risk.
This would ensure that the developer delivers all attributes of a ‘safe environment’.
MDC – Conservation 
The building is considered a non-designated heritage asset and recorded as such on the Council’s local list register. In accordance with the NPPF paragraph 189 which states that LPA’s should require the application to describe the significance including contribution to setting, so impact of the proposal on the HA’s significance, and Policy HE1 which seeks the protection and enhancement of the historic environment and heritage assets, dependant on the relevance of the demolition application, (which if extant would obviously override the following comment), there does not seem to be any reference to the heritage asset in respect of a heritage impact assessment. 

Notwithstanding the above the NPPF requires that when considering an application the effect of that application on the significance of a non-designated heritage asset should be taken into account in determining the application, in respect of a balanced judgement being needed having regards to the scale of any harm or loss. As the development would result in total loss of this asset, if this asset was a designated heritage asset, this would be considered as substantial harm, the NPPF therefore requires that any harm should therefore be weighed against the public benefit and optimum viable use. In this instance there does not seem to be any public benefit gains, and it is considered that the asset could be put to a viable use within the new development, which consists predominately single storey constructions utilising a variety of materials, as is the HA, as such the plan format of the HA is considered compatible with the proposal, and it is considered that the proposal could reflect details evident to the HA, and so contribute positively to the HA by enhancing it. In respect of development of the site, the site itself, after the implementation of the HA, witnessed much development with structures to the site being evident, so although the site as it is proposed is more extensively developed than its initial format, development within the vicinity of the HA is not out of accord with its initial setting, as witnessed also to the sites surroundings (which in the case of Sandhurst Avenue was implemented at approx. the same or slightly later date than that of the HA).

Therefore in respect of the HA it is felt that this could be retain in-situ on site as it continues the predominant concept of the proposal and does not impact on access requirements to the site, as such it is felt that conversion of the HA should be explored, however if it is accepted that either the previous demolition application is extant or that loss of the HA is accepted, then it is felt that at the very least the heritage asset should be fully investigated and recorded, with all evidence submitted to the NCC HER’s records as well as the Council.
MDC - Parks Development 
The green linkage from the development is considered to be very important and will provide safe access for residents on to the adjacent Forest Road Park from the proposed new development.

The developer should consider the need for the open space provided on site when there is a large established park/open space immediately adjacent to the proposed new development. It could be worthwhile exploring the possibility of using the on-site open space to increase dwelling numbers as adequate open space will be available at Forest Road Park, accessible via the planned green link.

It is suggested that any S106 contributions are off site contributions towards improving and providing the following on Forest Road Park.

•
Trim Trail Equipment (Play Provision)

•
Improve footpath access and footpath links, linking the new development, to proposed new trim trail and all other existing facilities throughout the park (currently grassland desire lines with limited access around the park)  

•
Improve litter bin provisions

•
Improve bench/seating provisions

•
Signage/information boards and way marking to facilities throughout the park
MDC - Waste And Recycling 
All bins will needed to be presented for kerbside collection. All private shared drives will need to fetch there bins to a collection point that needs to be at the end of the hammer head as we will not be going down private drives for bins
NCC- Flood Risk Management Team 
Based on the submitted information we have no objection to the proposals and can recommend approval of planning subject to one condition
Mansfield And Ashfield CCG 
It is unlikely that NHS England or Nottingham and Nottinghamshire CCG would support a single handed GP development as the solution to sustainably meet the needs of the housing development and that the health contribution would ideally be invested in enhancing capacity/infrastructure with existing local practices. The practice that it is expected this development to be closest too is:
• St Peters Medical Practice

• Orchard Medical Practice

• Mill View Surgery
All practices in the area are working at capacity and therefore 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 ensure that there is adequate primary care health facilities in the area.

The practice is currently reviewing their options as to how they may accommodate the increased number of patients due to this housing development. It is likely that the plans will include either reconfiguration or extension of existing premises or a new build that this S106 contribution will contribute towards.
Financial contribution requested - £39,556.87
Mansfield District Council - Environmental Health 
I have carried out an assessment of the above proposal regarding Noise, Environment,

Hours, Contaminated Land and Air Quality and have the following comments to make.No objections in principle, however, the following conditions should be attached 

Noise, Environment, Hours 

•
E101

•
E102

Contaminated Land

As stated in 6.9 of the Phase I Geo-Environmental Assessment provided by the applicant, the following further works are required:

•
Completion of a full Phase II geo-environmental intrusive site investigation, including targeted investigation in the areas of former tanks, substation and other quarry features, to determine specific recommendations for future work. 

•
Completion of a ground gas monitoring exercise.

•
Completion of a foundation schedule / specialist foundation design is recommended once development plans are available.
Neighbour Comments

1 letter of support has been received from a local resident which states:-
· We are in full support of this application. Great design and development of much needed bungalows. 
· As the site is lower than our garden which backs on to it, is the developer intending on building a retaining wall? At the moment old Mansfield Sand building walls are doing serving this purpose?

8 letters of representation/objection have been received from local residents which state:-

· This development will lead to significant congestion on an already overwhelmed road and infrastructure network. Nottingham Road is well documented for its congestion issues and it's lack of a solution/investment
· Large housing developments have already been built in the area adding significant issues to the town
· Schools are overcrowded, roads are congested and there is a lack of local infrastructure such as doctors, parks etc.

· The damage to wildlife and the environment will be huge. The added pollution and destruction of habitats will be a huge shame to the local wildlife. Investment in a nature reserve would be far more popular and would gain significant local support.

· The population of Mansfield has increased significantly in recent years and the council have invested little to the local area, leaving residents deflated and abandoned. 
· Homes are built on every available bit of land purely for the income of the council

· Many of the new homes have been expensive, luxury housing which is not affordable for young, first time buyers
· I am not concerned for the construction of the dwellings but I am concerned about the land at the back of my property. There are trees and bushes at the moment which are between the end of my garden and the quarry which although overgrown, I am sure is home to a lot of wild life. I should like to know if this area will maintain this habitat

· I should like to know if a retaining wall is to be built where the ground is at its  highest level and then drops away considerably, especially in the light of the problems at the Berry Hill quarry last year

· We were aware when we purchased the property on Sandhurst Avenue that potential planning was in place. I've stated that we are in a neutral position to the

· plans however myself and various other residents who live on the back of the quarry

· would very much like to negotiate a possible rear access slip road wide enough for cars to drive down from where the gates are at the top of Sandhurst Avenue to the nominated property this would be ideal for myself and other residents I don’t think there would be a great deal of work involved depending on how far back the plans go to the rear of our garden

· Whilst I don't object fully to the plan in the main, my property is on the boundary of the proposed development and I would like some changes and assurances from the developer. Should these assurances and changes not come in to effect then I am opposing the plan. I would only support the plan for the proposed type and number of dwellings (up to 71), should this change then I would oppose the plan as it would materially impact my amenity
· I categorically oppose the Parks development - memo dated 21/10/2020 put forward by Andy Chambers, Parks Development Officer to remove the open space and increase dwelling numbers. This increase in numbers would have a material impact on my amenities

· My main concern is the tress on Berry Hill Lane which are located next to the proposed site. I am worried that they will be cut down, I don't want this for serval reasons. Aesthetically those trees are beautiful to look at and it would be a crime to cut something so old down. I am also worried about the water table in the surrounding area as due to the size of the trees they must absorb a lot of water, should they be cut down its possible that the local area would flood and houses could suffer larges amount of damage

· There is also my concern for countless birds that rely on the trees for nesting and the local animals that live on the trees. So if the proposed site requires the chopping down of these trees then I strongly object to the proposal
· I can't see anywhere that possible collapse of the walls is covered. Obviously this is a concern given the events of the last couple of years just up the road in another sand quarry
How can I trust that wholesale removal of trees won't take place just as is currently happening up the road as we bought this house partly because of those trees which we want to retain as much as possible? Is there evidence that tree removal (which we are against) will NOT destabilise the banks? I can't see any

· What consultation will there be with residents about building work and tree work by the builders?
· I'm concerned that I can't see evidence of any assessment of potential damage to the stability of the quarry edges to existing houses and grounds. Our house is close to the site and we know already that quarry edges around here can be unstable. Generally, lots of assessment of the new buildings but very little evident with regards to existing homes at the edges of a potentially unstable quarry
· Given the pandemic has made engaging in planning in person impossible, what is being done to answer these questions? It is impossible to read any comments on line, there is no one to ask questions of or get details from, there are anxieties about building houses in quarries which are not being addressed in this system. How do I know that my existing house is safe? Answer – I don't, and there's no evidence that anyone has looked at this issue either
· I am concerned that the Green Corridor running alongside 67 Sandhurst Avenue will put additional strain on what is already a busy part of Sandhurst Avenue. The current entry to the Sand Company site is further away from residential properties on Sandhurst Avenue and much more spacious and I would assume safe for motorists and pedestrians to come in and out of

· I find it inconsiderate of the developers to propose the Green Corridor is located so close to existing properties on Sandhurst Avenue when it could be located further away i.e. approximately where the current entrance to the Sand Company site is. I feel the Green Corridor being located there is at the expense of current households / properties and our quality of life so the developer can fit in more housing plots
· This will be the only way in and out of the site for motorists. This will be a lot of constant traffic which will negatively impact significantly on the neighbourhood
· Plots 1-6 on the development causes me concern. Again, this stretch of Sandhurst Avenue is already very busy and having 6 plots in this area is going to add to this pressure point, especially around busy times of day i.e. school drop off / pick up times
· Many cars (of non-residents) park on this part of Sandhurst Avenue as well, sometimes all day, and as I live in one of the properties on Sandhurst Avenue without a driveway, I feel I will be impacted significantly as cars inevitably start to park more often further down Sandhurst Avenue in front of mine and neighbours' homes
· Plots 1-3 are of particular concern due to their location on the corner of Sandhurst Avenue and Berry Hill Lane. I think these plots have been proposed without due regard to exactly how busy this area is. I feel that I have read with interest the Highway Report dated 08/10/20 in relation to this development and feel that this also raises concerns about this issue but from what I can see from the revised Masterplan, these concerns have not been sufficiently addressed
· Based on all my concerns above, I wanted to ask the developer to consider reducing back to 71 dwellings as originally proposed, removing 2 plots from plots 1 - 6 to address what are significant safety concerns

· I do not have an objection to the initial proposals of the dwelling. My concern is regarding the amendment to the plans. The large apartment block has been relocated to the gateway of the third field. I believe that to relocate the building particularly as it is so large would be detrimental to the area. The building is large and imposing and not in keeping with the area
· The site is situated next to a large field that belongs to Mansfield District Council. Over the last few years the field has been turned in to a meadow in the centre wildlife has been encouraged. There are trees surrounding the area and the area attracts lots of wildlife including nesting Jays, bats and Buzzards. The situation of such a large building will not only spoil the overall look of the area a place of natural beauty it will spoil the natural habitat
· I understand that the apartments have been moved to increase the saleability of them. They all appear to have a balcony to the rear which would overlook the field. I feel this will be at a cost to the wildlife.

· The initial proposal was to have a green area next to the field that would shield the buildings and ensure the current landscape was not impacted upon.

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

H1 - Housing allocations

H3N - Housing density and mix

H4N - Affordable housing

IN1 - Infrastructure delivery

IN9 - Impact of development on the transport network

IN10 - Car and cycle parking

NE2N - Biodiversity and geodiversity

NE3N - Pollution and land instability

NE4N - Mineral safeguarding areas

CC2 - Flood risk

CC3 - Sustainable drainage systems

ISSUES

As the site falls within the defined settlement development boundary; is a Committed site identified within the Local Plan and has the benefit of Outline Planning permission, the principle of development and the access position is well established.

The key issues are therefore:-

· Policy matters
· Affordable housing
· Developer contributions
· Highway safety
· Design and appearance
· Heritage

· Impact on the amenity of neighbours
· Other matters (Trees, ecology, flood/drainage, contamination and land stability)
The above issues are discussed below:

Policy matters

As stated above, the site falls within the recognised settlement boundary; it is identified as a commitment in Policy H2 of the Adopted Mansfield District Local Plan 2013-2033, and it has the benefit of previous Outline planning permissions for 107 dwellings.
The principle of residential development is therefore well established, as is the access-point on to Sandhurst Avenue.
The current application is to provide a range of 1, 2, 3 and 4 bedroomed dwellings as semi-detached and detached houses and apartments for the over -55’s, in accordance with Local Plan Policy H3, and the proposal provides an appropriate mix of dwellings, consisting of the following:-

Affordable units 


No. 

Type 1 - 2 Bed-Semi  

6
 

TOTAL AFFORDABLE UNITS 6

Market Units

Type 1 - 2 Bed-Semi 

2 



Type 2a - 2 Bed-Detached 
5 



Type 2b - 2 Bed-Det. Corner
1
 


Type 3a - 2 Bed -Detached 
2


Type 3b - 2 Bed -Detached 
7


Type 4 - 3 Bed -Detached 

8 


Type 5 - 3 Bed -Detached 

4 


Type 6 - 3 Bed -Detached 

1 


Type 7 - 3 Bed -Detached 

2 


Type 8 - 3 Bed -Detached 

6 


Type 9a - 3 Bed –Detached 
2 



Type 9b - 4 Bed -Detached 
8 
Type 9c - 4 Bed -Detached 
4 

TOTAL MARKET UNITS 

50

Over 55 Living

1 Bed 




6 

2 Bed 




9 

TOTAL OVER 55's LIVING 
15
OVERALL TOTAL


73

The above mix and density is appropriate for the locality, and reflects the character of the surrounding residential area.
Local Plan Policy IN1, requires developments to contribute to the provision of appropriate levels of infrastructure, and Policy H4, requires affordable housing which is discussed in greater detail in the following section. 
Affordable housing 

Under the new Local Plan Policy H4, the provision of affordable dwellings should be on the basis of 5% on brownfield sites and 10% on greenfield sites.

The former sand quarry has naturalised into the landscape and could be said to be a greenfield site, whereas the main office and other buildings/hard-standings are clearly brownfield. As this is a mixed greenfield/brownfield site, there was a suggestion at the Local Plan examination, that in such circumstances, the entire site should deliver the greenfield rate of affordable housing, however in this instance, the brownfield element is very extensive.

At a brownfield rate of 5%, 73 dwellings should deliver 3.65 affordable units and at a greenfield rate of 10%, 7.3 affordable units should be provided. In this instance, the developer is proposing that 6 units should be affordable dwellings, which appears to be a suitable reflection of the brownfield element of the overall site, and is considered to be adequate. The 6 affordable dwellings are shown as 2 bedroomed semi-detached houses spread across the southern end of the site.

Developer Contributions
A Section 106 agreement is required to deliver the following contributions as required by consultees (the final figures to be clarified):-
PEducation  (Primary and Secondary) - £261,390 (P) and £262,625 (S) total - £524,015
NHS - £39,556.87towards enhancing capacity and infrastructure with three existing local practices

Local bus stop upgrade (Mansfield road and Berry Hill Lane bus stops) - £21,300
Off-site Open Space – £amount to be determined to improve play and recreational facilities in the Forest Hill Road park
The above would meet the requirements of Policy IN1.

Highway safety

The access position was established by the earlier outline permissions, and a detailed transport assessment and travel plan have been submitted to demonstrate that the highway network can safely absorb the traffic arising from the proposal.
The dwelling numbers proposed (73) are significantly lower than previously approved (107) in the earlier permissions, and the Highway Authority, raises no objections, indicate that the travel plan is appropriate, and they advise conditions.

The travel plan and contribution to bus-stop upgrade would aid the move towards sustainable transport, and in order to promote this further, electric vehicle charging-points should be provided at the dwellings – and can be secured by condition.
Subject to the conditions required by the Highway Authority, the development is considered to be acceptable in highway safety terms and complies with Policies IN9 and IN10.

Design and appearance

The dwellings proposed are an attractive design and layout with a high degree of landscaping and open-space.
The surrounding area has no single over-riding character that could be complied with and the development will not look out-of-place.
The feature apartment building is a substantial building of contemporary appearance, although it is located an appreciable distance from the site entrance and as a result, would be viewed against the backdrop of other modern dwellings and as a result, it will not appear out of place. 
The development provides active frontages and is visually acceptable.

Impact on the amenity of neighbours

Due to the distance between the proposed dwellings and surrounding neighbours, the development would not harm the amenity of neighbours by virtue of over-looking/loss of privacy, oppressive proximity or loss of light.

Similarly, due to the distances involved, the new access road would not cause an undue noise or disturbance.

Other matters (Trees, ecology, flood/drainage, contamination and land stability)
TREES – The applicant has submitted a tree report which notes that most trees of any note are situated at the extremities of the site and few need to be removed to allow the development.
Some trees are to be removed or safety reasons, although these are not of high amenity  value and the trees are not covered by any preservation orders and the development has been drawn up to take the trees in to account.

ECOLOGY – The applicant initially submitted a Biodiversity survey and report, that recommended further surveys at appropriate times, and these have been incorporated into an Ecological Impact Assessment. This identified some species of flora and fauna that required mitigation which have been incorporated in to a Landscape and Ecological Management Plan.  The need to provide alternative habitat for identified species – and to achieve the net-gain required by the new Local Plan – the applicant is proposing to create offsetting alternative habitat elsewhere, possibly on Council-owned land within the adjacent field, via a Bio-diversity Offset Management Plan.
Based on the above it is considered that the scheme would met the requirements of Policy NE2.
FLOODING/DRAINAGE – The applicant has submitted drainage details and the site is not at serious risk of flooding.

The Lead Local Flood Authority and the Environment Agency raise no objections or any particular concerns.
CONTAMINATION AND LAND STABILITY
The applicant has submitted a Phase 1 technical report to address contamination and instability.
The report concludes that the site is not at risk from radon gas but there is potential for landfill gas; that the site is not at risk from former coal mining but there are some contaminates arising from the former quarry workings. A phase 2 repot will be needed before development could commence and the development would need to incorporate any recommendations.

The report identifies that the site represents a very low-risk hazard in relation to landslides, which is a particular concern to residents given the collapse of quarry sides on a nearby site. The applicant proposes the use of gabion walling to the steeper quarry sides, the details of which can be the subject of conditions.

CONCLUSION

The site is one already committed for residential in the Local Plan and has previous outline consents for a greater number of dwellings.  The access position established, and the dwellings now proposed and their layout are considered to be appropriate for the setting.

The proposal provides for an appropriate level of affordable housing and developer contributions that will require a Section 106 agreement. Bio-diversity net gain will be addressed by commuting this off-site.
RECOMMENDATION -  

A.
The applicant enters into a Section 106 Agreement as detailed in the Assessment Section of the report, and

B.
That delegated authority is granted to the Head of Planning and Regeneration to issue the permission, following the completion of the S106 Agreement
RECOMMENDED CONDITIONS/REASONS/NOTES

Conditions to be circulated separately
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