PLANNING COMMITTEE REPORT

	Application Number
	2018/0552/OUT

	Date Received
	15th August 2018

	Date of Expiry
	19th November 2018

	Extended Date
	16th July 2021

	Case Officer
	Ian Hewitt

	Ward
	Abbott

	Ward Councillor
	Councillor Barry Answer

	Committee Date
	5th July 2021


	Site Address:
	Phases 2, 3 And 4 Land At Penniment Farm Abbott Road Mansfield  

	Proposal:
	OUTLINE PLANNING APPLICATION (INCLUDING THE RESERVED MATTER OF ACCESS) FOR THE DEVELOPMENT OF 16.05 HECTARES OF LAND FOR UP TO 400 DWELLINGS - ALL OTHER MATTERS RESERVED

	Applicant:
	Commercial Estates Projects Limited & Hallam Land Management 


RECOMMENDATION:  
GRANT OUTLINE PLANNING PERMISSION WITH 





CONDITIONS.
DESCRIPTION OF PROPOSAL AND APPLICATION SITE

Background
Application 2010/0805/ST was the establishing outline planning permission for the overall site, proposing a development of up to 430 dwellings and employment floorspace up to 39,216m2 in total, together with open space, landscaping, access and infrastructure works. This permission was issued on 12th December 2012, subject to conditions and a S106 Agreement.  The residential element was anticipated to be completed in 4 phases, commencing with the SE quadrant as Phase 1; NE quadrant Phase 2; NW quadrant as Phase 3 and the SW quadrant being Phase 4. 
Application 2017/0535/CON was submitted to amend conditions 4 and 5 of 2010/0805/ST relating to the phasing of the development. As a consequence, the former Phase 1 became Phase 3 [ SE quadrant ]; Phase 2 became Phase 1A [ NE quadrant ]; Phase 3 became Phase 2 [ NW quadrant ]; and Phase 4 remained Phase 4 [ SW quadrant ]. 

Subsequently, application 2017/0572/RES was received seeking the approval of reserved matters for what is now, Phase 1A [ formerly Phase 2, NE quadrant ]. This was granted on 12th February 2018 and that development is nearing completion. 
Application site
The site is bounded by Water Lane to the north, Abbott Road to the east and south and the Mansfield Ashfield Regeneration Route (MARR) to the west. The former Penniment Farm complex, located off Penniment Lane to the centre north of the site, has now been demolished. 

The topography of the site varies, in broad terms sloping towards the South with a dip in levels towards the centre of the site, rising again slightly towards the South. There are several hedgerows within the site which demark the field boundaries throughout the site and also part of the site perimeter at Abbott Road. 

Proposal
The current proposal is for outline planning consent, including the reserved matter of access, in respect of the remaining Phases 2, 3 & 4 [ as revised ], extending to 16.05 hectares, for up to 400 dwellings.  This increases the density of those remaining phases by delivering an additional 170 dwellings over and above the 2010/0805/ST permission, which, if approved, would see the overall site increase from around 430 to up to 602 dwellings in total. 

The Illustrative Masterplan, shows the application development being accessed from the existing vehicular junction off Water Lane, with the initial phase of the development on the eastern side and a second access point towards the SE corner of the site taken from Abbott Road. The on-site road running between the two accesses will serve as the main spine road through the development from which primary routes will be taken.   The access from Abbott Road would comprise a signal controlled T-junction. A right turn facility would be provided for movements into the site and a right turn facility would be provided for movements in Abbott Lea, to the north of the proposed site access. Pedestrian crossing islands would be provided on each arm of the junction. 
The Bridleway No. 37, which dissects the site centrally west to east will be retained and enhanced as an important link for wildlife and also pedestrians crossing the development and wishing to access the local networks beyond the site.
Immediately south of the Bridleway and to the west of the spine road is proposed a large area of public open space, to incorporate play equipment as well as informal space. This too will link through to other zones of open space on and off site by a network of footpaths. A significant landscaped buffer is planned for the western boundary of the site adjacent to the MARR and SuDs balancing ponds are provided alongside the Water Lane frontage. 
RELEVANT SITE HISTORIES 

	Application Ref:
	2010/0805/ST 

	Address:
	Land At Penniment Farm Abbott Road

	Proposal:
	OUTLINE PLANNING APPLICATION (INCLUDING THE RESERVED MATTER OF ACCESS) FOR MIXED USE DEVELOPMENT COMPRISING HOUSING (MAXIMUM 430 UNITS) & EMPLOYMENT (USE CLASSES B1, B2 AND B8 - UP TO 39,216 SQ M) RETAIL (USE CLASS A1 - UP TO 84 SQ M), OPEN SPACE, LANDSCAPING, ACCESS AND INFRASTRUCTURE WORKS

	Decision:
Decision Date:
	GRANT OUTLINE PLANNING PERMISSION WITH CONDITIONS
12th December 2012


	Application Ref:
	2017/0535/CON

	Address:
	Land At Penniment Farm Abbott Road

	Proposal:
	DISCHARGE OF CONDITIONS 4 AND 5 [ DETAILS OF PHASING PROGRAMME ] OF PERMISSION 2010/0805/ST (OUTLINE APPLICATION INCLUDING THE RESERVED MATTER OF ACCESS FOR MIXED USE DEVELOPMENT COMPRISING HOUSING (MAXIMUM 430 UNITS) AND EMPLOYMENT (USE CLASSES B1, B2 AND B8 - UP TO 39,216 SQM) RETAIL (CLASS A1) UP TO 84 SQM, OPEN SPACE, LANDSCAPING, ACCESS AND INFRASTRUCTURE WORKS.

	Decision:
	GRANT DISCHARGE OF CONDITIONS

	Decision Date:
	7th December 2017


	Application Ref:
	2017/0572/RES 

	Address:
	Land At Penniment Farm Abbott Road

	Proposal:
	APPROVAL OF RESERVED MATTERS FOR THE ERECTION OF 210 NO. RESIDENTIAL (C3) DWELLINGS INCLUDING DETAILS FOR THE LAYOUT, APPEARANCE, SCALE AND LANDSCAPING ON OUTLINE PLANNING APPLICATION - 2010/0805/ST (OUTLINE APPLICATION INCLUDING THE RESERVED MATTER OF ACCESS FOR MIXED USE DEVELOPMENT COMPRISING HOUSING (MAXIMUM 430 UNITS) AND EMPLOYMENT (USE CLASSES B1, B2 AND B8 - UP TO 39,216 SQM) RETAIL (CLASS A1) UP TO 84 SQM, OPEN SPACE, LANDSCAPING, ACCESS AND INFRASTRUCTURE WORKS.

	Decision:
	GRANT CONDITIONAL APPROVAL

	Decision Date:
	12th February 2018


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 - Development Manager (Affordable Housing)

The size of the development will trigger a requirement for on-site provision of affordable housing at a level of 10% of total dwellings [Adopted Local Plan Policy H4, Zone 1 greenfield site].   The required tenure split will be 66% rented [affordable or social] and 34% intermediate [e.g. low cost ownership].

This equates to an affordable housing provision of 40 dwellings, comprising 24 affordable/social tenure homes and 16 intermediate/low cost ownership homes. 

MDC - Parks Development

In principle the POS is acceptable but it is preferable for all the POS for the development as a whole to be grouped together. A development of 400 dwellings [around 600 in total with the existing phase 1] should have a substantial, usable POS rather than smaller pocket parks.   
A brief and specification will need to be drawn up for the site, based on the demographic of the residents the new homes are aimed at e.g. families, couples, executives, retirees etc and a consideration as to the optimum type / amount of equipment undertaken.  It is envisaged however that the following will be included;

· Toddler  /  Teen play areas & equipment

· Multi-Use Games Area [ MUGA ]

· 10 pieces of outdoor gym equipment

· Litter bins; benches; wayfaring & interpretation signage

To fund this provision, developer contributions should be secured amounting to £1,100.00 per dwelling plus a further £920 per dwelling for a 20 year maintenance period.  This equates to an overall contribution of £808,000.00.  However, since the initial POS contribution from the 2010/0805/ST permission is not yet made, which also relates to the POS identified on the Illustrative Masterplan, the precise amount will need to be agreed as part of the subsequent S106 supplemental agreement discussions. 
MDC - Environmental Health

Contamination

An assessment of the proposed development has been carried out in relation to contamination and as a result, we have no comments to make. 
Air Quality
For some years the Nitrogen Dioxide levels in the area of the development have been high and in 2016 the Environmental Health Department produced and submitted the Pleasley Air Quality Impact Assessment to DEFRA.  Consequently with the passage of time and resultant increases in traffic arising from the development we would request that an Air Quality Impact Assessment be submitted to and approved by the Council as part of the reserved matter application[s]

NCC - Highway Authority
For avoidance of doubt, these highway observations are based on all of the exchanges between BWB and the HA during 2020, particularly the Proposed Signalisation of the MARR / Water Lane Junction drawing No. PEN-BWB-GEN-XX-DR-TR-001 – S1, Rev.P4 and the Technical Note (0006), submitted to the Council on 18th December 2020.
 
Notwithstanding the applicant’s original intent, the LPA confirmed that the employment land was required to be included within the assessments, otherwise the proposal to significantly increase the number of dwellings from the previously granted outline permission could prejudice the delivery of the allocated employment land which would be contrary to the provisions of Adopted Local Plans Policy P4. 
 
As the applicant has demonstrated that the capacity of the adjacent highway can be amended to accommodate the additional traffic during the assessment year of 2026 and provided a statement to the effect that they believe the reserved matters can be completed by 2026, it is not thought that the HA would be able to sustain an objection on this basis.  However, to ensure that Policy P4 is met, a condition requiring that all reserved matters applications are submitted prior to 2026 is recommended, along with time limits on the subsequent commencement of development. 
Junction Capacity Assessments
  
Brick Kiln Lane / Skegby Lane  
This junction is shown to operate within capacity and no mitigation is required. 
Debdale Lane / Station Street

This junction is shown to operate over capacity with the additional development trips.  
The junction is already equipped with MOVA and on-crossing detection but does not have CCTV. CCTV is used to manually operate junctions when there is congestion and therefore the HA will accept installation of CCTV at this junction as mitigation.  
Kingsmill Road/Beck Lane and Mansfield Road/Dalestorth Road  
This junction is shown to operate within capacity when assessed with the mitigation 
submitted for the outline permission granted under 2010/0805/ST (hereinafter referred 
to as the 2010 permission).  However, the layout is based on standards which are no longer considered fully acceptable. As there is no scope within available land to make the necessary improvements, provision of a mast arm or gantry on Kingsmill Road East was explored.  However, such features can create maintenance issues and therefore appropriate mitigation will be determined during the Section 278 process. 
 

Abbott Road / Chesterfield Road / Debdale Lane  
This junction is shown to operate over capacity when including the additional 
development traffic and therefore mitigation is required.  The applicant has offered to upgrade the pedestrian crossing facilities to nearside units with on-crossing detection. 
This enables the efficiency of the junction to be increased by reducing lost time and is therefore acceptable to the HA.

Abbott Road / Water Lane  
This junction was tested at 2026 with the employment traffic from the allocated site.  
The results show that it has a practical reserve capacity of only 1.2% in the am peak and therefore at 10 years, this may be over capacity. This is a concern here as there is no land available to make any further improvements to accommodate future traffic.  
 
However, the applicant has demonstrated that the junction operates within capacity in 
2026, the year the applicant has suggested that the reserved matters applications will 
be completed and therefore the HA are unlikely to be able to defend an objection on 
this basis.

The stopping sight distance to the signals for drivers travelling south is below standard 
and does not therefore represent the stated betterment in terms of road safety from the 
existing junction form, which has no reported injury accidents within the last 5 years.  
There is no land available to make any improvements to this and therefore significant mitigating measures are likely to be required, the extents of which will be determined during the Section 278 process.  

Abbott Road / Brick Kiln Lane
This junction is assessed as significantly over capacity as a standalone junction, but  
BWB have offered a network model to try to mimic the effects of platooning from the  
adjacent traffic signal junctions to either side (existing and proposed). The HA have 
little faith in this model as it is theoretical and the effects may not be seen in practice, 
but it is not thought that we could sustain an objection.  
The network model shows that the junction would still be slightly over capacity in 2026.  
However, the only suitable mitigation at this junction would be traffic signals, but it is not thought there will be support for yet another new signalised junction on this stretch of Abbott Road.  The queue as a result of the junction being over-capacity in consideration of the results of the network model are unlikely to be considered ‘severe’.  
 
As above, the HA have reservations regarding the results of this model but it is not thought that an objection could be easily defended at this time and therefore it is accepted that no mitigation measures are offered.  It is highlighted that this junction is flanked by land allocated for residential development, as identified in the Local Plan which was adopted in September 2020. It is likely that significant junction improvements will be required here to bring these sites forward, utilising the allocated land and potentially reducing the yield.  
 
MARR / Water Lane 
This junction can accommodate the additional trips generated by this development in its current layout.   When assessed including the predicted trips from the allocated employment site, the junction is over capacity and therefore a traffic signal junction to 
demonstrate if improvements can be made to ensure that the employment land is not 
prejudiced.   An Indicative drawing (number PEN-BWB-GEN-XX-DR-TR-001 P4) was 
submitted and assessed. This junction is slightly over practical reserve capacity at 2.5% in 2026. It is therefore likely to operate with even less reserve capacity at a 10 year assessment.  However, this improvement is to facilitate the employment land coming forward and given that the impact of the employment land in 2026 is not likely to be considered severe the HA are unlikely to be able to defend an objection but as above, the LPA are advised to consider the assessment year.
Abbott Road / Westfield Lane
The results of the assessment are accepted and no mitigation is required.  
 
Abbott Road / Proposed site access 
The upgraded junction proposed in the 2010 permission is shown to satisfactorily 
accommodate the increase in traffic as part of this application and therefore the layout 
submitted as part of the 2010 permission is acceptable as mitigation.
 Abbott Road / Beck Lane / MARR 
The upgraded junction proposed in the 2010 permission will satisfactorily accommodate the increase in traffic as part of this application and therefore the layout submitted as part of the 2010 permission is acceptable in mitigation.
Accessibility 
In order to support pedestrian desire lines and encourage cycling to and from the 
development, the 2010 permission made provision for two pedestrian refuges on Abbott Road and also included improvements to the footway along the site frontage, also proposed a shared route linking the site to facilities across the wider network.  Some of these improvements are shown on the Abbott Road/Site Access drawing but the full extents are not indicated in this submission. These improvements were necessary to make the development acceptable previously and should therefore be replicated should this application be given permission. Please note that one of the refuges has been provided as part of a cycle improvement scheme already implemented by others and only one is now necessary to be delivered by this development. 
Road Safety
Whilst the TA identifies that there are patterns of accidents along Abbott Road, it is not 
proposed to provide any mitigating measures, stating that speeds along Abbott Road 
will naturally reduce with development on both sides of the road.  However, in order to encourage and support this behaviour and in reflection of the development creating residential development on both sides of Abbott Road, a 30mph speed limit should be introduced, linking in to the existing 30mph speed limit to the north. This will enhance general safety and mitigate against the increased vehicular and pedestrian/cycle movements generated by the development, crossing Abbott Road.  
 
(Please note that whilst a Traffic Regulation Order required for amendments to speed 
limits is a process falling outside of the control of planning, the requested condition will 
only require the developer to submit an application for a TRO which would mean an 
unsuccessful outcome would not jeopardise delivery of the development.) 
Timeframes for delivery of the offsite works were agreed in the 2017 application 
(2017/0815/CON) to discharge the relevant condition related to the 2010 permission. The second access to site off Abbott Road was agreed to be constructed prior to occupation of the 250th dwelling. However, these timescales should be reviewed as the capacity assessment at Brick Kiln Lane has been based on having traffic signals at both the MARR/Abbot Road and the future Abbott Road/Site Access traffic signals. If the site access signals are not in place, Brick Kiln Lane is demonstrated as being over capacity.  
 
Furthermore, the Water Lane priority junction is the only access to site, serving the 202 dwellings constructed as part of Phase 1.   This single point of access will be shared by 
the construction traffic for the spine road and up to a further 48 dwellings as part of a future reserved matters phase, alongside residents in vehicles and on bicycles and foot. It is therefore not considered safe to allow this to continue to occur.  The Water Lane access is also likely to be considerably damaged by increased construction vehicles movements as a result of this proposed development. This will need to be reconstructed at the developer’s expense. Given this, the HA recommends this proposal and associated construction vehicles would be better facilitated by providing the access proposed off Abbott Road.
Travel Plan
The 2010 permission required that the travel plan include a bus service contribution to be used to maintain a 15-minute frequency service between the site and Mansfield town centre which had a trigger point prior to occupation of the employment part of the development.  As this aspect of the 2010 permission has now lapsed, an alternative trigger point linked to the residential development has been requested by Transport and Travel Services.  It is also understood that comments supplied in respect of the previous Travel Plan have not been addressed by that submitted. It is therefore recommended that the LPA include a condition requiring a full Travel Plan to be submitted.  
 
In consideration of the above, the Highway Authority have no objections to the development, subject to the imposition of conditions and informatives as stated.  
NCC- Flood Risk Management Team

Having examined the submitted Flood Risk Assessment Ref. PEN-BWB-ZZ-XX-RP-YE-0003-FRA, dated 3rd August 2018 together with the Sustainable Drainage Statement issued 10th August 2018 and following clarification of the points raised in our initial consultation response, the LLFA raise no objections to the proposals. 
NCC – Planning Policy & Developer Contributions
· Education

Primary


The proposed development is situated within the Primary Planning Area of Pleasley. 
A development of 400 dwellings would yield 84 additional primary school places. 
Based upon current projections there is insufficient capacity to accommodate the 
additional pupils generated and as a result, the NCC would seek a primary school 
contribution of £1,463,784 [ 84 x £17,426 ] to provide additional primary education 
provision in the Pleasley Primary Planning Area.


Secondary


The proposed development is situated within the Mansfield Secondary Planning 
Area. A development of 400 dwellings would yield 64 additional secondary school 
places. Based upon current projections there is insufficient capacity to 
accommodate the additional pupils generated and as a result, the NCC would seek 
a secondary school contribution of £1,528,000 [ 64 x £23,875 ] to provide additional 
secondary education provision in the Mansfield Secondary Planning Area.

· Transport & Travel Services

TTS have identified a need for improvements to two local bus stops, namely;
· MA0193 Water Lane: real time bus stop pole & displays including associated electrical connections, replacement polycarbonate shelter, solar lighting, extended hardstanding & raised boarding kerbs.

· MA0194 Water Lane: real time bus stop pole & displays including associated electrical connections, polycarbonate shelter, solar lighting, extended hardstanding & raised boarding kerbs.


A contribution of £60,000 is sought for the above improvements and/or for new 
installations within the site should a service be diverted within the development. 
Additionally, a Bus Service contribution of £125,000 gross/annum for a fixed 10 year 
period is requested for the provision of a bus service into the development, thereby 
helping to promote sustainable travel.  
· Nature Conservation


The site trees indicated as having the potential to support bat roosts should be 
retained where possible. If not, further bat surveys & reporting are required prior to 
any clearance / disturbance.   A badger sett will be lost to the development, 
essential that a licence is secured by condition in advance of any works. Conditions 
are also required for the retention of trees/hedgerows during construction; fully 
detailed landscaping scheme; requirement to install bat and bird boxes into the 
fabric of the buildings, in no less than 25% of dwellings 
· Archaeology


The site undoubtedly has archaeological potential and NCC are far from convinced 
that the measures taken to address this potential are sufficient. The desk based 
assessment submitted regards the previous archaeological ‘finds’ as of low 
importance, an assessment which the NCC disagree. To conclude that there is low 
potential is risky as it fails to understand the nature of the archaeology present and 
the limitations of the techniques used.

NCC therefore require additional information on the archaeology of the site, 
probably by way of trial trench evaluation and more test pitting.  This information 
must be provided in advance of any commencement on site, including ground 
investigation works.  

· Rights of Way

The site is crossed by Mansfield Public Footpath No. 14 and Mansfield Public 
Bridleway No. 37, both routes acknowledged within the Illustrative Masterplan. FP 
No. 14 will require diverting.   Bridleway No. 37 is proposed to be upgraded to 3m 
wide. However, it is in places wider than that and the existing width must be 
accommodated. A new surface treatment should also be provided in agreement 
with the Highway Authority. Both routes should be kept open for public use during 
construction if possible, otherwise a Temporary Traffic Regulation Order must be 
applied for.
Mansfield and Ashfield CCG

No comments received.  
Ashfield District Council

The Council raises no objection to the principle of development in this location, given that the site is a proposed mixed-use allocation in the Adopted Mansfield District Local Plan.    ADC are satisfied in the knowledge that the employment allocation within the site is not being removed to accommodate the additional 170 proposed residential units.  Whilst ADC do not object to the proposed development, our only concern is in relation to the subsequent increase in traffic using the A617 & A38, resulting from the increase in housing at the site.  ADC therefore request that a further Transport Study is undertaken as part of any reserved matters application to ascertain that the proposal will not create any significant impact on the transport network.  The Transport Study should also take into consideration housing allocations in the neighbouring authority of Ashfield. 
Environment Agency

We have reviewed the submitted documents and have no comments to make other than to recommend the Lead Local Flood Authority [ NCC ] should be consulted on the proposals for their requirements regarding the discharge of surface water arising from the development. 
Severn Trent Water Authority

No comments received.
Neighbour Comments
· Site notice posted 
· Press notice 
· 86 letters of consultation issued to adjacent residential properties 
Responses received;


3 letters from local residents raising concerns over;

· the additional traffic and hence noise created by 170 more homes;

· the existing network is very busy and congested especially at peak times making access and egress into local roads difficult; 

· increase in property numbers but no additional infrastructure;

· no local services at present;

· loss of more landscaping;

· added construction noise and disruption;
· need to ensure planting of new trees and hedgerows.
· An objection from a local landowner positioned ‘downstream’ of the development, concerned at the apparent anomalies of the various drainage assessments and conclusions in terms of surface water connections to the existing watercourse.  Potential omission of downstream flow regulators, such as a culvert which will restrict flows and, at times of wet weather, increase the potential for flooding of the objector’s land and impact upon the future development of the same. 
POLICY AND GUIDANCE

National Planning Policy Framework (2019)
· Paragraph 11:  Presumption in favour of sustainable development
· Paragraph 47:  Determine applications in accordance with the development plan.
· Section 5:  Delivering a sufficient supply of homes.
· Section 8:  Promoting healthy & safe communities.
· Section 12:  Achieving well designed places.
Adopted Mansfield District Local Plan 2020
· Policy S2: Spatial Strategy
· Policy H2:  Committed Housing Sites  [ Penniment Farm 430 dwellings ]
· Policy H3:  Housing Density and Mix
· Policy H4:  Affordable Housing
· Policy IN1:  Infrastructure Delivery
Policy IN2:  Green Infrastructure
· Policy IN4: New Community Open Space / Sports Provision
· Policy IN9:  Impact of Development on the Transport Network
· Policy NE2:  Biodiversity and Geodiversity
· Policy P1:  Achieving High Quality Design
· Policy P2:  Safe, Healthy & Attractive Development
· Policy P3:  Connected Developments
· Policy P4:  Comprehensive Development
· Policy P5:  Climate Change & New Development
· Policy P7:  Amenity
· Policy CC3:  Sustainable Drainage Systems
PLANNING ASSESSMENT
The main planning considerations in this case are:-

1) The principle of development, 
2) Highway / highway safety issues.

3) The impact upon ecology and trees.
4) The impact upon the surrounding area & on residential amenity.
5) Planning obligations
The principle of development
The application needs to be determined in accordance with the development plan, which currently comprises the Adopted Mansfield District Local Plan 2013-2033.  Policies within the National Planning Policy Framework (NPPF) (2019) are also relevant. 

The Local Plan Policies Map confirms the site’s designation as a committed housing site under Policy H2 for a total development of 430 dwellings. The site is within the urban boundary. 

Under the initial 2010 outline permission and subsequent approval of reserved matters in 2018, the first phase of the overall development, 202 dwellings, is nearing completion. This application relates to the remaining 3 phases and seeks to provide up to 400 additional dwellings, an increase of 170 over the previous outline resulting in a development total in the order of 602 dwellings. 
Adopted Policy H2 indicates a commitment of 430 dwellings on the site but notwithstanding the increase in dwelling numbers, given that the site is within the settlement boundary and permission has previously been granted, there are no policy objections to this application or to the increased dwelling numbers.  Consideration should however be given to the implications of the increase in dwellings related to the impact on infrastructure and the importance of ensuring that the development of the adjacent employment land is not compromised or prejudiced, pursuant to Policy P4. 
In this respect, it is noted that the NCC Highways Authority have, over many months now, been negotiating with the applicant with regards to the local highway network regarding the robustness of carriageways and junctions to accommodate not only the uplift in traffic generated by this development but also, to ensure that capacity provision remains to take account of the employment traffic due to come on stream. 

Highway / highway safety issues.
The application proposes an additional 170 dwellings above and beyond the previous outline permission. The uplift in dwelling numbers and traffic generation must be factored in alongside the impact of the future employment land traffic, since the increased numbers cannot be allowed to prejudice the development of the employment land. 
The HA have been involved in detailed negotiations with the applicant over many months and the local highway network and especially the junctions, have been scrutinised in terms of the potential combined traffic generation.  

The formal HA consultation response referred to above details some of the findings and mitigation required for road junctions to ensure that there is sufficient, safe highway capacity in the system, with suitable and appropriate mitigation where necessary, by way of planning conditions, informatives and/or formal highway agreements.
With these in place, the HA confirm that they have no continuing objections to the development. Accordingly, the proposal is considered to be in accordance with the NPPF and Adopted Policy IN9 in particular.
The impact upon ecology and trees.
The applicant has submitted an ecological survey which demonstrates that any material impacts upon protected species are unlikely.  

Nottinghamshire County Council Ecology has raised concerns over tree loss given the potential for them to support roosting bats. The ecological survey does suggest that further surveys will be necessary in advance of any works on site and this will be secured by condition.  Similarly, the badger sett likely to be lost following licencing and this will also be a conditional requirement.   Clearly, the granting of planning permission does not override the applicant’s legal responsibility with regard to these protected species.   
The MDC Ecologist echoes the same concerns and additionally seeks bird and bat nesting boxes in a minimum of 25% of dwellings & hedgehog tunnels through walls and fences, both of which will be conditioned. 
A full Landscape & Ecology Management Plan will be required as part of the reserved matters to demonstrate how the site will provide measureable net gains in biodiversity and similarly, a Construction Management Plan should address how all protected & priority species are accounted for during construction, including the need for watching briefs and specific licencing.  The wider site landscaping scheme will provide scope to introduce the provision of new habitats, controlled through the reserved matter of landscaping. 
With these measures in place, it is considered that the concerns raised by NCC & MDC Ecology can be satisfactorily addressed, in accordance with Adopted Policy NE2. 
The impact upon the surrounding area & on residential amenity
At this outline stage, there are only indicative details regarding the layout and scale of the proposed buildings, the areas of open space and the landscaping.  These details would be subject to approval at the reserved matters stage.  However, the indicative layout provided indicates that many existing hedgerows which surround the perimeter of the site and demark field boundaries within the site would be retained as far as possible.  Additionally, a significant landscaped buffer is proposed along the western site boundary to the MARR providing screening from the wider area and a measure of noise insulation from the MARR.

The area to the north and the east of the development is characterised by residential development with a range of house types with the Abbott Road frontage being characterised by individual detached dwellings at a low density.  The proposed residential element of the scheme, given the uplift in dwelling numbers, would have a density of around 25 dwellings per hectare. This density, whilst higher than the previous consent, remains fairly low and would reflect the character of the Abbott Road frontage and the semi-rural setting of the site at the edge of the urban boundary. The application states that building heights could range from single storey to two and a half stories in height.  It is considered that two and half storey buildings could be accommodated sensitively as the land slopes away from Abbott Road towards the MARR but the specific details can be scrutinised within the subsequent reserved matter application [s].
The most prominent views of the site would be from Abbott Road given the topography of the land and the location of existing residential development to the east of the site and the frequency of use of Abbott Road.  The indicative layout shows the retention and enhancement of the existing landscaped buffer to the frontage along Abbott Road which would soften the impact of the development from the most prominent views.  The finer details of site levels, landscaping, and the layout, scale and design of the development is key in providing a scheme which integrates sympathetically with the general surrounding, and this too would need to be carefully formulated at the reserved matters stage.  

The three letters of objection received from the community suggest that traffic & noise will increase along with congestion.  Construction traffic and disruption to the locality will also be an issue.  Whilst the increased number of dwellings will inevitably have an increase in traffic, noise and disruption, in the context of the overall development and the likely construction timescales, this is not considered to be materially detrimental to the community.  The Highway Authority has also assessed the junction capacities and future volumes of traffic and concluded that, on balance, the scheme can be supported.     Overall therefore, it is considered that the site is capable of accommodating the proposed development without significant impact upon the character and appearance of the local street scenes and surroundings.  
The application site is currently greenfield land and is almost completely devoid of any development or infrastructure, however, since the development of Phase 1 of the overall site, the greenfield nature of the locality is changing.  This development has represented a significant change for the occupiers of dwellings in close proximity to the site, with many dwellings that currently enjoy a semi-rural setting being brought into a more urban setting. The indicative layout shows that the proposed housing would be positioned adjacent to the existing urban form and, subject to further applications, the employment uses being positioned toward the urban fringe. 

At the present time the matters of layout, scale, appearance and landscaping have been reserved for later consideration and therefore detailed plans are not available to suggest how the development would ultimately be laid out and elevated in relation to existing dwellings which neighbour the site, including those contained within Phase 1. However, it is considered that adequate information has been provided to demonstrate that the development could be achieved without having an unacceptable impact upon the surrounding area or the residential amenities of the occupiers of existing dwellinghouses.  Accordingly, the proposal is considered to be in accordance with the requirements of the NPPF and the broad suite of Adopted Policies of the Mansfield District Local Plan.
Planning obligations

The applicant has provided a draft heads of terms confirming their willingness to enter into a Supplemental Section 106 Agreement with the Council. In accordance with the matters highlighted in the report, the S106 contributions would cover the following matters;
· Education – Primary
:  £1,463,784 [ 84 x £17,426 per place ]
                    Secondary  
:  £1,528,000 [ 64 x £23,875 per place ]

· Public Open Space

:  £808,000.00 comprising £1100/dwelling capital 




   contribution and 20 year maintenance contribution at 



    £920/dwelling.
· Transport/Travel Services 
:  £60,000 [ bus stop improvements




:  £125,000 [gross/annum for bus services up to 10y ]

· Affordable Housing

:  10% of total number of dwellings [ tenure split 66% 



    rented ( affordable or social ) and 34% intermediate  



    ( e.g low cost ownership )
However, the previous outline permission granted under 2010/0502/ST was also accompanied by a S106 Agreement and, despite the near completion of the initial phase of the residential development, no payments have yet to become due given that the requirements related to proportions of the entire residential site and/or specific phases.   Since this application relates to a significant proportion of the previous site and equally has contribution requirements covering similar elements, there will need to be an apportionment of contributions in a Supplemental Agreement to the existing S106 made under 2010/0805/ST.  
Other Matters
Employment Land
The previous outline permission granted under 2010/0805/ST included up to 39,216m2 of employment uses.  Condition No. 2 of that approval required that the applications for the reserved matters [other than the initial phase] be submitted within 6 years from the date of the permission - that is by 12th December 2018. No such reserved matters have been received by the Council for the employment land. 
The inclusion of the employment land was pivotal to the acceptance of the initial outline.  Application 2017/0535/CON subsequently discharged the phasing conditions 4 & 5 of the outline on the basis that the employment development must commence during the construction phase 1, 2 and 3 of the residential development and prior to the commencement of phase 4 of the residential development.   
Such timescales remain acceptable in principle to the Council and the integrity of this requirement must be maintained by this application, notwithstanding the omission of the employment land from it. Conditions and S106 clause [s] will therefore be amended as appropriate. 
CONCLUSION

The site has previously been granted outline planning permission for a development of residential and employment uses under 2010/0502/ST and the initial residential phase is now nearing completion.  Whilst in principle therefore there is no objection to this application, the requirement to increase the dwelling numbers across the overall site by a further 170 dwellings gave concerns to the Highway Authority in terms of capacity and safety.  This was heightened by the requirement of the MDC that any highway assessment must take account of the potential highway impact of the employment land, notwithstanding that it doesn’t form part of this application.   

The Highway Authority has given lengthy consideration to the ability to serve the increased housing whilst maintaining sufficient highway capacity for the employment land too and, with their stated conditions, informatives and mitigations in place, it no longer have any objections to the scheme and the ability to develop the employment land is preserved. 
The site occupies a sustainable location within the urban boundary, is in close proximity to existing facilities and infrastructure and is an allocated site for housing in the Adopted Local Plan. 

Accordingly, the development reinforces the previous decision of the Council in granting residential development on this site and further assists in the delivery of new homes to the district by the additional 170 dwellings proposed.  In view however of the expired permission for the employment land previously included in the 2010/0502/ST permission, suitable conditions need to be included and clauses with a new supplemental S106 agreement to ensure that the residential element cannot be concluded without first having commenced the employment land developments. 
RECOMMENDATION

That it is resolved to Grant Outline Planning Permission, with Conditions and subject to:-

1. A New / Supplemental Section 106 Agreement [to that made under 2010/0502/ST] being agreed, signed and sealed; and

2. That delegated authority be granted to the Head of Planning and Regeneration to issue the permission subject to the applicant entering into the Supplemental Section 106 Agreement, in respect of approved contributions as set out above.

RECOMMENDED CONDITIONS / REASONS
(1)



Condition: Details of the appearance, landscaping, layout and scale [ hereinafter called ‘the reserved matters’ ] for each phase of the development shall be submitted to and approved by way of a formal application[s] to the Local Planning Authority, before any development within that phase begins and the development shall be carried out as approved. 

(1)



Reason: In accordance with Section 92(2) of the Town and Country Planning Act 1990, as amended by S51(2) of the Planning and Compulsory Purchase Act 2004.

(2)

Condition: Application[s] for approval of reserved matters must be made not later than three years beginning with the date of this permission and the development must be begun not later than the expiration of two years from the final approval of reserved matters, or in the case of approval of reserved matters on different dates, the final approval of the last such matter to be approved.

(2)

Reason: In accordance with Section 92(2) of the Town and Country Planning Act 1990, as amended by S51(2) of the Planning and Compulsory Purchase Act 2004.

(3)
Condition: This permission shall be read in accordance with the Approved Plans and Documents listed below. The development shall thereafter be undertaken in accordance with these plans and documents, however, no approval or acceptance is given or implied to the development layout as indicated on the Illustrative Masterplan Revision A dated August 2019, with the exception of the vehicular means of access to the site and all such matters other than the vehicular means of access are reserved for subsequent approval.

(3)



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

(4)



Condition: In advance of the submission of any reserved matters application[s], a site Masterplan and Phasing Plan for the development of the site, shall be submitted to and approved, by way of a formal application to the Local Planning Authority. The Phasing Plan shall include details of a phasing programme for the delivery of the employment development previously detailed on Application 2010/0805/ST, which is required to commence during the construction of Phases 2 and 3 of the residential development and prior to the commencement of Phase 4 of the residential development.  The reserved matters submission[s] and the development shall be undertaken in accordance with the approved Masterplan and approved Phasing Plan details.  
(4)

Reason: To ensure that the site is comprehensively developed as originally envisaged and that timescales for the development of the site are understood and to be able to assess the need for updated reports / surveys, particularly relating to the site ecology, should it prove likely that the commencement of later phases would be delayed beyond a period of 12 months from the date of this permission. 

(5)

Condition:  Prior to the commencement of the development within each phase, full details shall have been submitted to and approved, by way of a formal application to the Local Planning Authority in relation to, parking arrangements; turning facilities; road widths; gradients; surfacing; street lighting; structures; visibility splays; and drainage. The development shall thereafter be undertaken in accordance with the approved details

(5)

Reason:  To ensure that the development is constructed to suitable standards in the interests of future highway safety. 
(6)

Condition:  Prior to the commencement of the development a phasing programme for the following works shall have been submitted to and approved, by way of a formal application to the Local Planning Authority;   
i. A new signal-controlled site access junction on Abbott Road including pedestrian 
facilities on all arms in accordance with the works shown for indicative purposes 
only on drawing number NTH/2020/HD/500 Rev. P4, of the Transport Assessment.
ii. A new footway/cycleway on the western side of Abbott Road to connect the new footway/cycleways within the development to the existing infrastructure to the north and south of the site, in accordance with a drawing to be first submitted and approved by way of a formal application to the Local Planning Authority;   
iii. A pedestrian refuge on Abbott Road, in accordance with a drawing to be first 
submitted and approved by way of a formal application to the Local Planning Authority;   
iv. Amendments to the existing junction of the Marr and Abbott Road to allow two  
right turn lanes and alterations to the signal phasing in accordance with the  
works shown for indicative purposes only on drawing number NTH/2020/HD/400  
Rev.P2 of the Transport Assessment.
v. Carriageway widening at the Kings Mill Road / Skegby Road junction to  
accommodate an additional lane in accordance with the works as shown for  
indicative purposes on  
vi. Provision of on nearside pedestrian units and on crossing detection at the  
A6075 Abbott Road / Debdale Lane with the A6191 Chesterfield Road in  
accordance with details to be submitted to and approved in writing by the LPA.  
vii. Provision of CCTV at the junction of the A6075 Debdale Lane / Station Street  
junction, in accordance with details to be submitted to and approved by way of a formal application to the Local Planning Authority.
vii. An application for a traffic regulation order to reduce the speed limit to 30mph  
along Abbott Road.
The development shall thereafter be undertaken in accordance with the approved phasing programme.
(6)
Reason:  In the interests of highway safety and capacity.
  
(7)

Condition:  Notwithstanding the submitted Travel Plan Ref. PEN-BWB-GEN-XX-RP-TR-002-RTP-S2, Rev. P3 received 15th August 2018, no part of the development hereby permitted shall be occupied until an updated Travel Plan has been submitted to and approved by way of a formal application to the Local Planning Authority. The Travel Plan shall set out proposals (including targets, timetable and enforcement mechanism) to promote travel by sustainable modes which are acceptable to the LPA and shall include 
arrangements for monitoring of progress of the proposals with further proposals if 
these are not met. The Travel Plan shall be implemented in accordance with the timetable set out in that plan unless otherwise agreed by way of a formal application to the LPA. The travel plan will include for a bus service contribution to be used to maintain an 
acceptable service between the site and Mansfield town centre.  
 

(7)
Reason: To promote sustainable travel.  
(8)

Condition: No development shall take place until a Construction Method Statement has been submitted by way of a formal application to and approved by the Local Planning Authority. The approved Statement shall be adhered to throughout the construction period and shall provide for:

i. detailed route plan for construction and delivery traffic with access to and egress from the site being via the Abbott Road junction only.

ii. the parking of vehicles of site operatives and visitors. 

iii. loading and unloading of plant and materials. 

iv.
storage of plant and materials used in constructing the development. 

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

vi.
wheel washing facilities.

vii.
measures to control vibration, noise, and dust emissions. 

viii.
a scheme for recycling/disposing of waste resulting from demolition and 
construction works.

ix
the positioning of site offices, cabins and the like. 

(8)
Reason: In the interests of public safety and the amenities of the locality.

(9)

Condition: Prior to the commencement of the development, details of the proposed means of surface water and foul sewage disposal serving the site shall have been submitted to and approved, by way of a formal application to the Local Planning Authority. The development thereafter shall be undertaken in accordance with the approved details.

(9)

Reason: To ensure that there is adequate and satisfactory drainage provision for the proposed development.

(10)

Condition: No development shall take place until details of the implementation, maintenance and management of the sustainable urban drainage scheme have been submitted to and approved by way of a formal application to the Local Planning Authority. The scheme shall be implemented and thereafter managed and maintained in accordance with the approved details.  Those details shall include:

i.
a timetable for its implementation, and 

ii.
a management and maintenance plan for the lifetime of the development which shall include the arrangements for adoption by any public body or statutory undertaker, or any other arrangements to secure the operation of the sustainable urban drainage scheme throughout its lifetime.
iii    an analysis of the local surface water drainage system in the immediate downstream area where flooding is known to be an issue, including an assessment of the culvert close to the junction of the A617 MARR and Hillmoor Street, c. 450m north of the site and suggestions for mitigation of that flooding, as appropriate.
(10)

Reason: To ensure that there is adequate and satisfactory sustainable drainage provision for the proposed development and to minimise the risk of flooding, in accordance with Policy CC3 of the Adopted Local Plan.
(11)

Condition: The reserved matters of the development hereby permitted shall include detailed plans and particulars relating to the following but not necessarily exclusively:-
i. A detailed layout plan of each of the phases to include all key dimensions including junction and forward visibility splays and shall be accompanied by a swept path analyses of a 11.6 m refuse vehicle throughout the residential development;

ii. Provision for suitable walking and cycling facilities throughout the site, linking to established routes/networks in the locality.
iii. Details of highways and private street works;

iv. The layout and marking of car parking, servicing and manoeuvring areas;

v. The submission of a Noise Impact Assessment to determine the potential impact of the MARR and to mitigate against any adverse noise disturbance created by this road link. 

vi. The submission of an Air Quality Impact Assessment for the entire site.
vii. The submission of an Arboricultural Report.
viii. Cycle storage facilities and bin storage facilities in accordance with the MDC Waste & Recycling Storage & Collection Guidance dated 31st July 2019;

ix. A mix of dwelling types and sizes in accordance with Policy H3 of the Adopted Local Plan.

x. Details of the existing and proposed ground levels and proposed finished floor levels of the building(s);

xi. Building 4 Life 12 assessment;

xii. Updated ecological surveys, if appropriate;
xiii. The submission of an Archaeological Report to include trial trenching and test pitting to identify the smaller discreet areas of archaeological activity expected to be found in this location. 
xiv. Incorporation of a MUGA; teen/toddler play areas; 10 items of outdoor gym equipment; & litter bins, benches and signage, within the on-site open space.

xv. Incorporation of electric vehicle charging points to all dwellings unless the allocated parking provision is not within the private curtilage.

(11)
Reason: To ensure the development is designed and constructed to adoptable standards in the interests of highway safety and in the interests of local amenity and to accord with Policies P1 and IN10 of the Adopted Local Plan.
(12)

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 Monday-Friday, 08.00-13.00 hours Saturdays and no working shall take place on Sundays and Bank Holidays.

(12)

Reason: To protect the amenities presently enjoyed by the occupiers of nearby residential properties, in accordance with Policy P7 of the Adopted Local Plan.

(13)

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 as instructed by the Environmental Health Officer of the Council, 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 by way of a formal application to 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 by way of a formal application to the Local Planning Authority.

(13)

Reason: To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors in accordance with Policy NE3 of the Adopted Local Plan.
(14)

Condition: Prior to any commencement of works on site, a Waste Audit, in accordance with the Planning Practice Guidance on Waste, dated 15th October 2015,  Paragraph 049 Reference ID: 28-049-20141016, shall have been submitted to and approved, by way of a formal application to the Local Planning Authority.

(14)

Reason: In accordance with the National Waste Management Plan for England 2013 and in the interests of the amenity of the locality. 

(15)

Condition: Prior to any works commencing on site, including any exploratory excavations, percolation testing, site clearance or the like and in advance of any reserved matters application[s] being submitted, a Green Infrastructure; Biodiversity & Ecological Management Plan shall be submitted to and approved, by way of a formal application to the Local Planning Authority. The plan shall include all the recommendations of the approved Ecological Appraisal, Draft 1, August 2018, and address the following but not necessarily exclusively;

· Retaining hedgerows within the site and around the site boundaries where possible;
· Retaining established and generating woodland areas throughout with enhanced planting of native species to infill gaps and increase species diversity;
· Additional native planting, particularly within the proposed green buffer to the MARR in order to enhance connectivity between the site and the wider environment;
· Retaining scattered trees, were possible;
· Specific avoidance and mitigation for, including creating and appropriately integrating reptile hibernaculums prior to site clearance and established within the design of the site.  Relocation sites will need to be agreed as part of an ecological management plan;
· Specific avoidance and mitigation measures for bats, plus inclusion of bat boxes;
· Specific avoidance and mitigation measures for badgers and hedgehogs; 
· Biodiverse SuDs complementary planting;
· Ecological corridors should be avoided, where possible, at the rear of properties and/or within areas that can be easily managed and maintained and not within private property curtilages;
· Creation of new habitats.
· Inclusion of a wider Breeding Birds Survey [ not just Nightjar ]
· Adoption of a cautionary approach to Nightjar and Woodlark and designated sites.
· Identification of a reptile receptor site and means to satisfactorily translocate the population of common lizards and/or any other identified species.
· Provision of a good quality network of open spaces and green infrastructure linkages on-site and beyond.
· The scrub, hedgerows and trees on the site provide suitable habitat for breeding birds and it is therefore recommended that any suitable breeding bird habitat is only removed outside of the breeding bird season (March to August inclusive). If works are to proceed within the breeding season, a checking survey by an appropriately qualified ecologist must be included and if nesting birds are identified the advising ecologist must issue guidance in relation to the protection of the nesting birds in conjunction with the proposed works. Measures such as applying a set boundary around the nest may be necessary until the young birds have fledged. 

(15)
Reason: To inform the subsequent reserved matters application[s] and in the interests of the ecology of the site and wider locality and in accordance with Policies IN2; IN4; & P2 of the Adopted Local Plan. 

(16)

Condition: Any trenches dug during the construction of the development hereby permitted, which are to be left open overnight, shall be left with a sloping end or ramp to allow an animal that may fall in to escape. Any pipes over 200mm in diameter should be capped off at night to prevent animals entering.

(16)

Reason:  In the interests of nature conservation. 

INFORMATIVES

(1)

The applicant should note that notwithstanding any planning permission that if any  
highway forming part of the development is to be adopted by the HA, the new roads  
and any highway drainage will be required to comply with the Nottinghamshire County  
Council’s current highway design guidance and specification for road works.  
a. The Advanced Payments Code in the Highways Act 1980 applies and 
under section 219 of the Act payment will be required from the owner of 
the land fronting a private street on which a new building is to be erected.  
The developer should contact the HA with regard to compliance with the 
Code, or alternatively to the issue of a Section 38 Agreement and bond 
under the Highways Act 1980. A Section 38 Agreement can take some 
time to complete. Therefore, it is recommended that the developer 
contact the HA as early as possible. Furthermore, any details submitted 
in relation to a reserved matters or discharge of condition planning 
application, are unlikely to be considered by the Highway Authority until 
technical approval of the Section 38 Agreement is issued.  
b. It is strongly recommended that the developer contact the HA at an early 
stage to clarify the codes etc. with which compliance will be required in 
the particular circumstance. It is essential that design calculations and 
detailed construction drawings for the proposed works are submitted to 
and approved by the County Council in writing before any work 
commences on site.  Correspondence with the HA should be addressed to hdc.north@nottscc.gov.uk.   
 
(2) 
 In order to carry out the off-site works required, the applicant will be undertaking 
work in the public highway which is land subject to the provisions of the Highways Act 
1980 (as amended) and therefore land over which the applicant has no control. In 
order to undertake the works, which must comply with the Nottinghamshire County 
Council’s current highway design guidance and specification for roadworks, the 
applicant will need to enter into an Agreement under Section 278 of the Act. The 
Agreement can take some time to complete as timescales are dependent on the quality 
of the submission, as well as how quickly the applicant responds with any necessary 
alterations. Therefore, it is recommended that the applicant contacts the Highway 
Authority as early as possible. Work in the public highway will not be permitted until the 
Section 278 Agreement is signed by all parties.   
(3)
Any details submitted in relation to a reserved matters or discharge of condition planning
application, are unlikely to be considered by the Highway Authority until the relevant technical approval is issued.  
(4)

Condition 6 requires an application for a Traffic Regulation Order. Please contact Helen North – email: helen.north@viaem.co.uk tel: 0115 9772087 to commence the process.  
 
(5)

Planning permission is not permission to work on or from the public highway. In order to ensure all necessary licenses and permissions are in place you must contact highwaysouth.admin@viaem.co.uk.  
 
(6)

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.  

(7)
This permission shall not be construed as granting permission to close or divert any right or rights of way which may be affected by the proposed development.

(8)
It is important to note that the District Council has adopted a policy to no longer provide wheeled bins for new residential developments free of charge but to request that developers provide such bins as part of their development. Wheeled bins can only be purchased from the District Council in order to ensure that they conform to the appropriate specifications and requirements. Please contact Mansfield District Council on 01623 463463 or email mdc@mansfield.gov.uk  or for information on current bin prices please visit our website on www.mansfield.gov.uk .   Please also refer to the Council's guidance for new developments, Waste & Recycling Storage & Collection dated 31/7/2019 for full details.

Additionally, should any access road remain unadopted, you are advised to discuss the option of indemnifying MDC Waste against damage to the road surface, should you require them to enter the site to collect bins. Further information can be found in the MDC Waste & Recycling Storage and Collection Guidance for New Developments, dated 31st July 2019.
(9)

Foul and / or surface water connections into the public combined water sewer will have to be subject to a formal section 106 sewer connection approval.  STWA advise that although their statutory sewer records do not show any public sewers within the area specified, there may be sewers that have recently been adopted under the Transfer of Sewer Regulations 2011. Public sewers have statutory protection and may not be built close to, directly over or be diverted without consent and you are advised to contact Severn Trent Water to discuss your proposals.  planning.APEast@severntrent.co.uk 

(10)

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. 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.

(11)
A fee is payable where a written request is made for the discharge of one or more conditions imposed on this permission (if any) and a further fee is also payable if, on completion of the development, written approval is requested that the development has been carried out in accordance with the approved details. A fee is required per request and each request can relate to any number of conditions.

Approved Plans

	Description
	Reference No
	Version
	Date Received

	REVISED TECHNICAL NOTE 6, ISSUED 8/12/20
	PEM-BWB-GEN-XX-RP-TR-0006-S2
	P1
	10th December 2020

	SIGNALISATION OF MARR/WATER LANE JUNCTION
	PEN-BWB-GEN-XX-DR-TR-001-S1
	P4
	18th December 2020

	OVERARCHING DRAINAGE STRATEGY REPORT
	10498/ODS/01
	00
	24th October 2019

	DRAINAGE STRATEGY STATEMENT - ADDENDUM
	DRAINAGE STRATEGY STATEMENT
	
	26th November 2018

	MICRODRAINAGE RESULTS DATED 1/11/18
	MICRO  DRAINAGE RESULTS
	
	26th November 2018

	PROPOSED DRAINAGE STRATEGY SHEET 1
	PEN-BWB-HDG-P2-DR-D-502-S1
	P1
	26th November 2018

	PROPOSED DRAINAGE STRATEGY SHEET 2
	PEN-BWB-HDG-P2-DR-D-503-S1
	P1
	26th November 2018

	PLANNING STATEMENT, DATED AUGUST 2018
	
	
	15th August 2018

	DESIGN AND ACCESS STATEMENT, ISSUED 2/8/18
	
	ISSUE 4
	15th August 2018

	ILLUSTRATIVE MASTER PLAN
	
	REV.A
	AUGUST 2019

	PARAMETER PLAN
	1830-01
	REV.A
	AUGUST 2019

	LANDSCAPE AND VISUAL APPRAISAL, dated 31/7/18
	
	REV.A
	15th August 2018

	SITE LOCATION PLAN
	FIGURE 1
	
	15th August 2018

	DESIGNATIONS PLAN
	FIGURE 2
	
	15th August 2018

	LANDSCAPE CHARACTER PLAN - REGIONAL
	FIGURE 3
	
	15th August 2018

	LANDSCAPE CHARACTER PLAN - LOCAL
	FIGURE 4
	
	15th August 2018

	TOPOGRAPHY PLAN
	FIGURE 5
	
	15th August 2018

	AERIAL PHOTOGRAPHY PLAN
	FIGURE 6
	
	15th August 2018

	PHOTO VIEWPOINT LOCATIONS
	FIGURE 7
	
	15th August 2018

	PHOTO VIEWPOINTS 1 TO 17
	FIGURES 8 TO 20
	
	15th August 2018

	AIR QUALITY ASSESSMENT, ISSUED 10/8/18
	
	REV.2
	15th August 2018

	FLOOD RISK ASSESSMENT, ISSUED 3/8/18
	PEN-BWB-ZZ-XX-RP-YE-0003-FRA
	P03
	

	NOISE IMPACT ASSESSMENT, issued 27/7/18
	
	Rev.2
	15th August 2018

	INFRASTRUCTURE SUPPLY STRATEGY, ISSUED 8/8/2018
	PEN-BWB-00-XX-RP-S2
	P2-TN
	15th August 2018

	SUSTAINABLE DRAINAGE STATEMENT ISSUED 10/8/18
	PEN-BWB-ZZ-XX-RP-CD-0004-SDS
	P04
	15th August 2018

	ECOLOGICAL APPRAISAL
	
	
	15th August 2018

	ECOLOGICAL HABITAT PLAN
	
	
	15th August 2018

	ECOLOGICAL DESK STUDY
	
	
	15th August 2018

	HERITAGE & ARCHAEOLOGICAL ASSESSMENT, ISSUED 10/8/18
	
	REV.1
	15th August 2018

	TOPOGRAPHICAL SURVEYS SHEETS 1 & 2
	
	
	15th August 2018

	TRANSPORT ASSESSMENT, ISSUED AUGUST 2018, PARTS 1 & 2
	PEN-BWB-GEN-XX-RP-TR-001-TA-S2
	P5
	15th August 2018

	GEO ENVIRONMENTAL ASSESSMENT, ISSUED July 2018 
	PMF-BWB-ZZ-XX-RP-YE-0001
	PH1
	15th August 2018


Statement of Positive and Proactive Working

The Local Planning Authority has worked positively and proactively with the applicant in order to overcome issues and concerns in order to achieve an acceptable scheme.

Human Rights Act

Regard has been given to the following articles where applicable in consideration of this application.  The Council’s Solicitor & Monitoring Officer is happy to advise on the application of the Human Rights Act should any particular issue arise.

Articles 6, 7, 8, 9, 10, 11, 14 and 18      Article 1
1st Protocol
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