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RECOMMENDATION - GRANT PLANNING PERMISSION WITH CONDITIONS
The application has been referred to the Planning Committee for a decision due to the number of representations that have been received.
DESCRIPTION OF PROPOSAL AND APPLICATION SITE

This 0.18ha site is the former Oak Garage car sales which is situated at the S.W corner of the junction of Hetts Lane with the A60 Church Lane in Warsop.
The main workshop/garage buildings face on to Hetts Lane Primary School, and are white painted brick structures being a mix of pitched and flat roof, with a further flat-roof reception car-showroom running parallel to Hetts Lane.

An open car-park and car-display area fronts on to the A60 facing The Willows.

The area is surrounded by residential property and commercial buildings and is some 250m north of the Warsop District Centre.

The proposal is to demolish all the existing buildings and to erect a new Co-op convenience store in its place. The store would consist of a 280m² A1 sales area and a 120m² back of house area, along with associated car parking and servicing area. The proposal would also provide employment (14 no. employees).
The new shop would have a similar floor area to the buildings that are removed and is set at the end of the site in a similar location facing Hetts Lane.

The ‘L’ shaped building is a typical ‘co-op’ store with a main retail area facing towards the current ca-park area off the A60, and with a loading area/storage to the side (facing Hetts Lane).
The development utilises the existing vehicular access on to the A60, serving a 21 space car-park (including 2 assigned disabled spaces) with a separate pedestrian access.  The car-park also doubles up as a delivery vehicle turning area to access the side delivery bay.
The store itself has a main entrance facing towards the A60/Church lane and is square in plan-form with a hipped roof.

The store would be white render with a slate roof and a feature steel and glass canopy above the front entrance with grey shop-windows.

The separate storage building is of facing bricks with a slate roof, also of hipped design.

The 2 buildings have a simple link between.

Landscaping is shown to the perimeter of the site.

The application is accompanied by the following technical documents:-

· Planning Statement

· Percolation Test

· Contamination Report

· Surface Water Drainage Strategy

· Sequential Test

· Transport Assessment

· Delivery and Service Management Plan
RELEVANT SITE HISTORY 

	Application Ref:
	2016/0028/NT 

	Address:
	Oak Garage Hetts Lane

	Proposal:
	OUTLINE PLANNING APPLICATION (INCLUDING THE RESERVED MATTER OF ACCESS) FOR THE DEMOLITION OF VEHICLE WORKSHOP AND THE CONSTRUCTION OF 9 NO. HOUSES WITH OFF STREET PARKING AND NEW ACCESS

	Decision:
	GRANT OUTLINE PLANNING PERMISSION WITH CONDITIONS

	Decision Date:
	14th November 2016


OBSERVATIONS RECEIVED

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

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

Cllr Debra Barlow, raises highway concerns and she states:-

“I am amazed and saddened that NCC Highways have not objected to this application as this Store will sit directly opposite an Infants school with poor traffic control during school open and closing times. There has been many requests in recent years for a one way system around this area due to the congestion. I’ll look through the application for the highways recommendations. Have the school objected at all”?
3 Letters of representation have been received from local residents who make the following points:-

· Site is on a busy junction and near a school

· This is a truly ghastly development. The visuals look like something designed in the 1980s. It has no sense of urbanity and contributes nothing to the street scene - it simply replicates the current arrangement of a car park on the front of the site. Rather than this arrangement would it not be far better to do as they are doing at the Strand site and have an appropriately designed building close up to the Church  Street front, thus continuing the urban form of this part of Warsop?

· The lack of enclosure, and lack of ambition, of this proposal is thoroughly dispiriting!

· Oversupply of Convenience Stores in Market Warsop - If this application is granted permission it would mean that the Small District Town of Warsop would have 9 Convenience Stores to include 3 Co-ops - more of the same does not encourage competition and offer choice, it just forces people who do not own their own vehicles to buy over-priced goods or use expensive public transport to go further afield

· Locating a food convenience store in this location, on the edge of the settlement but inside the Urban boundary, is contrary to the NPPF and does not ensure the vitality of town centres nor is it “sustainable development” 
· The main attraction of this site is its position; aimed at attracting through traffic - The A60 is, in effect, a bypass which was built circa the late 1970‘s with the intention of directing through traffic away from the congested centre at that time a thriving diverse shopping destination

· With the Warsop Bypass in place If motorists needed supplies they turned into the village; with a Co-op Convenience Store at each end of the bypass there would be no need,  therefore drastically affecting the viability, sustainability, choice of the District Centre

· Planning Application 2019/0252/FUL is very relevant to this application regarding traffic and use of access/egress from Burns Lane / Hetts Lane / the A60. No reference is made about that development in the Highway Report dated 13/02/2020, and the increase in traffic associated with that development will certainly impact the safety of the Hetts Lane / A60 junction

· Reference the Highways Report dated 13/02/2020 - the present use of the site is a small MOT/vehicle repair business and estimated Daily Trip figures are extremely excessive at c.186, and bear no relation to the actual present usage of the site – the owner suggests an average daily total of c.20/25

· The Transport Statement suggests the daily trips to/from the proposed site would be an increase of c.500 daily trips “this is a significant intensification of use.” and is grossly understated because of the present proprietor advice

· The present daily use does not impact directly to the A60, the entrance in use is from Hetts Lane

· The entrance to the site from the A60 is not 20m to the north,  I would suggest less than 15m therefore there will be interaction between the two junctions, leading to confusion at an already difficult / dangerous junction

· Every 15 minutes or so double-decker buses (Service from Meden Vale & Shirebroook) travel along the A60 from the North and turn left into Hetts Lane.  In addition there is Worksop/Edwinstowe service.  In executing this manoeuvre the vehicles cross over the central white line into the oncoming carriageway.

· Also the return service along the A60 at similar intervals for all of these vehicles.

· To the North, c. 10m from this turning into Hetts Lane is a very-well-used controlled crossing.  Access for leisure to The Carrs, and by pupils from The Meden School on Burns Lane to the northbound bus stop on the A60.

· About 50m along Hetts Lane – left-hand side (north) – is a Bus Stop which in turn is adjacent to the pedestrian access to Hetts Lane Infant School & Nursery.  This Bus Stop and the School Entrance are not mentioned/addressed in any way in connection with Highways issues. In addition there is no footpath on the south side, the boundary of the proposed site.

· To cross Hetts Lane at its junction with the A60 is dangerous.

· Although “tactile crossings with dropped kerb” would be helpful particularly for the partially-sighted, the dropped kerb is already in place.  Because of the angle of the road and the wall and hedge to the north, it is very difficult to see the indicator lights of vehicles until they are within a few metres, and then trying to see if any vehicles are turning in from the south and any vehicles exiting from Hetts Lane - the need to look in three directions at once!  Buses turning in have to cross over into the oncoming lane.

· Extreme proximity to schools

· Reference Document ‘Planning Policy Observations (060):      Dated 18th February 2020 - Penultimate paragraph: Reference is made to the “unimplemented planning application (2019/0316/FUL)”  - This statement is very misleading / inaccurate as that application is well on track for being implemented as it is progressing through the lengthy process of Conditions, therefore The Gate Development Warsop Road A60 edge of town Convenience Store is well on the way to being implemented.

· I would suggest that the final decision/vote to approve by the Planning Committee was swayed by the state of the site!

· Final paragraph: “in order to safeguard the vitality and viability of Market Warsop District Centre”: How does keeping shoppers out of the District Centre Safeguard the vitality and viability of Market Warsop District Centre? If the application now under consideration by MDC Planning (2020/0045/FUL) is given approval – it would give a Co-op Convenience Store at each end of the ‘village’ along the A60 which bypasses the Centre and invites passing trade - it will have the cumulative effect of decimating the District Centre of Market Warsop.  

· RT1 (4) “Main Town Centre Uses etc.” - Warsop is a District Centre!

· A pity about the change of weight to be applied here, but nevertheless it should be taken into account when assessing viability and sustainability and the choice of shopping opportunities of the Warsop District Centre.  

· Food shops – Convenience - in this position do not bring viability to the town, drivers stop, purchase, move on. Where is the ‘Choice ‘when Nine Convenience Shops are selling the same thing? I see they have applied for a drinks licence!

· H2 Housing Commitment.

· “The loss of the 9 no. Homes does not generate a policy concern”.  It should.  In a few months’ time when ‘available sites’ for necessary housing run out and more land has to found, Warsop will again suffer because it will have to expand into the countryside.

· This site is within the Urban Boundary and as such should remain available for housing.  A small area but has potential to provide the much-needed homes in the Warsop area going forward in order to protect the surrounding Rural countryside.  It would be an ideal site for MDC to provide the much-needed Community Housing.

· IN9 Impact of Development on the Transport Network.

· The Planning Policy Observations (60) document suggests “the site’s current use involves a moderate degree of vehicle movement”.  The actual figure at present is in the region of 20-25 vehicle movements per day, vehicle servicing plus repairs, a very small much-less-than moderate number. 

· In listing under “Key/Relevant Planning History” you fail to mention Planning Application no. 2019/0252/FUL Land at Burns Lane, Warsop which in transport/highway terms is very relevant to this application.  That application is Approved, very current and dealing with Conditions.  It is not an insignificant development and will generate a significant amount of traffic which will/could have the potential to cause further problems on the Hetts Lane / A60 junction.  Not only is a Convenience Store to be located on that site but a number of additional shops and businesses are included.  ‘Highways’ voiced many concerns in connection with this development, not all have been satisfactorily addressed.

· It should be noted that Hetts Lane is a relatively narrow road, particularly in the vicinity of the bus stop and pedestrian entrance to the Infant School and Nursery, and the footpath here is very narrow.  In addition there is no footpath on the south side, the proposed site boundary.

· I would like to draw your attention to: Sequential Assessment;   First paragraph: “Despite this application being for retail development, it proposes a local shop which isn’t a main town centre use being regarded a community facility - see paragraphs 91c and 92a of the NPPF)
· As it can be proved, Warsop certainly does not NEED another Convenience Store (local shop) which does not promote local health needs , is not a community facility as stated above, and as pointed out previously there are already EIGHT in existence;

· We have The Carrs Park area, with the River Meden for, “health, meetings and recreational needs”.

· Contrary to Mansfield District Local Plan (1998) – Policy R6 Locations for Retail Development - A Convenience store in this location would NOT “protect the district’s retail hierarchy”, it would have completely the opposite effect - it would keep shoppers out of the Centre, therefore be a party to its eventual destruction as a viable shopping Centre
· This proposed development is aimed primarily at ‘passing trade’!

Statutory, Internal and Other Consultees

MDC - Planning Policy 
It is considered the proposal is acceptable in principle. This conclusion is in line with Policy Observation provided for a similar approved but unimplemented planning application (2019/0316/FUL) allowing the construction of a Cooperative local retail convenience food store in a similar edge of Market Warsop District Centre location. 

Despite there being no policy objection to this application, it is considered important to pursue and use planning conditions to achieve the following, in order to safeguard the vitality and viability of Market Warsop District Centre:

•
no comparison goods can be sold, now or in the future, and

•
no amalgamation of the retail and back of house elements of the proposal without the LPA’s consent.  
MDC - Waste And Recycling 
No objection
MDC - Environmental Health 
I have no objections in principle to the above development taking place, subject to the following planning conditions: E101; E102; E103a, E103b, and E103c
NCC - Highways Development Control North 
The agent has submitted a more detailed Transport Statement (TS) dated December 2020 to the Highway Authority addressing the issues raised in my previous comments. The plans provided within the TS for the swept path analysis for the service/delivery vehicle and refuse vehicle are not clear and vehicle sizes cannot be easily identified. Could these be provided in clear text to ensure they are suitable for the site?
The following issues have now been addressed:
• Detailed information has been submitted with PICADY capacity assessments of the site access. These have confirmed that the junction will operate with minimal delays and is therefore not expected to have a significant impact on the highway network.

• Plan SK001A has been submitted which demonstrates visibility splays of 2.4m x 69m from the access point are available.

• It is accepted by the agent that the bus stop at the site frontage adjacent the access point is required to be relocated. The new position will need to be agreed with the Nottinghamshire County Council Public Transport & Travel Services.

• A new footway on Hetts Lane along the northern boundary of the application site is to be provided as part of this proposal to encourage pedestrian activity to/from the site. Tactile crossings with dropped kerbs at the radii of Hetts Lane should also be provided at Hetts Lane/A60 junction.

• The agent has provided further details relating to the likely number of pedestrian movements across the A60 per day from the development opposite to visit the proposed site. This is minimal and in view of the existing Light Controlled Crossing and Zebra Crossing nearby, further provision for pedestrians is not required in this instance.

• Parking accumulation data has been provided which indicates that the maximum number of vehicles expected on site at one time is 10. Based on this information, the proposed 21 parking spaces proposed as shown on drawing J1948-00104 Rev. A are considered to be sufficient.
In view of the above, and subject to satisfactory swept path analysis being provided, there are no highway objections - Recommends 5 conditions
Additional comments to Service and Delivery Plan 
I’m happy with that condition to be included along with the conditions that you already have from my response 
NCC- Flood Risk Management Team 
As a statutory consultee the LLFA should only be consulted on major developments with regards to surface water drainage. Standing advice applies
Clerk To Warsop Parish Council 
Warsop Parish Council would like to object to the above Planning application –
1. Warsop already has Plenty of Co-op owned shops and will not benefit from another – is this something that can be looked in to by the monopolies commission or something similar?

2. The proposed location is directly across from Hetts Lane School – the objection is on the grounds of traffic congestion and road safety for young children – this should be investigated thoroughly
POLICY AND GUIDANCE

Adopted Mansfield District Local Plan 1998 Saved Policies (28/09/2007)
S1 - Presumption in favour of sustainable development

S2 - The Spatial Strategy

S4 - Urban Regeneration

H2N - Committed housing sites

P1 - Achieving high quality design

P3 - Connected developments

P7 - Amenity

P8 - Shop front design and signage

E3N - Retaining land for employment uses

RT1 - Main town centre uses

IN7 - Local shops, community and cultural facilities

IN9 - Impact of development on the transport network

IN10 - Car and cycle parking

ISSUES

The site is already in commercial use being a car sales/repair facility, and the key issues are therefore as follows:-
· Policy Matters

· Retail Sequential Test

· Design and appearance

· Highway safety

· Amenity of neighbours

· Others

These are discussed below:-

Policy Matters
Whilst the development of the site would result in the loss of the existing car workshop, that was an ancillary use to the car-sales area rather than being a B2-use in its own right, and given that the new store would be likely to create 14 new jobs, the loss of the workshop is not considered to be unduly harmful to employment in the locality.
In relation to current planning policy, the Council’s Policy section state:-
RT1 (4), Main Town Centre Uses – Compliant. Development proposals for main town centre uses outside defined centres will be supported if they will meet day to day convenience needs of the immediate area. It is considered the proposal would meet such daily convenience needs. 

IN7 (2), Local Shops, Community and Cultural Facilities – Compliant. Proposals will be supported for small scale shops that meet day to day convenience needs of the immediate area provided they do not exceed 280 sqm net (previously 250 sqm before a Main Modification change). Such proposals should be within settlement boundaries, are of a type and scale appropriate to the character/size of settlement and would not significantly adversely impact public amenity. As the application is for a local convenience store with 280 sqm of retail trading area, it is considered the proposal falls within this category.

H2, Housing Commitment – Potential Conflict. This site is listed within this Policy as a housing commitment owing to the previous planning permission (Ref: 2016/0028/NT). Although the permission has recently lapsed, the housing numbers (9 no.) attached to the site are contained within the District’s anticipated housing supply. Given there is a demonstrable a Five Year Supply (of 5.8 years) available within the District and the HEELA (Ref: 182) projects that the units were not expected to be delivered until after this period (2024/25 onwards), the loss of the 9 no. homes does not generate a policy concern.
Retail Sequential Test
Section 7 of the NPPF is concerned with ensuring the vitality of town centres with paragraphs 85 and 86 reaffirming the town centre first approach that has been prominent within previous guidance and encourages appropriate edge of centre sites that are well connected to the centre where suitable and viable town centre sites are not available. Paragraph 86 requires a sequential test to be applied on planning applications for main town centre uses which are neither in an existing centre nor in accordance with an up-to-date plan. The test has to demonstrate that alternatives suitable sites are not available (or expected to become available within a reasonable period) within the town centre. 
The Glossary of NPPF as set out in Annex 2 defines “Edge of Centre” for retail purposes, as a location that is well connected to, and up to 300 metres, from the primary shopping area. This definition applies to the site which is within 250m, and well connected to, the District Centre.
The Council’s Policy section state:-
Despite this application being for retail development, it proposes a local shop which isn’t a main town centre use being regarded a community facility (see paragraphs 91c and 92a of the NPPF). However in order to help justify the proposal, the applicant has still very helpfully carried out a comprehensive sequential test as the proposal is located outside, on the edge of a defined centre. 

In considering this it is important to refer to a Supreme Court case which involved Tesco and Dundee which ruled that ‘suitable’ means ‘suitable for the development proposed by the applicant’. The Inspector stated in their report that ‘if a site is not suitable for the commercial requirements of the developer in question then it is not a suitable site for the purposes of the sequential approach’. As such any site must be capable of accommodating a development which is recognisably closely similar to what is proposed.

The comprehensive sequential test supplied identifies 10 vacant properties and provides reasonable rationale as to why each unit isn’t suitable. Many differing reasons are highlighted such as the lack of off street car parking/servicing area or an absence of open plan footprint but the key issue identified across all of the sites is their insufficient size. This is further supported by the Planning Policy Retail Monitoring Database which shows that 10 vacant units within Market Warsop are considerably smaller than the proposal (all being under 75 sqm net retail floor area). The units are therefore deemed not suitable for the commercial needs of the developer. 

As such, even though there is already policy support for a local convenience shop, the comprehensive and acceptable sequential assessment which has been submitted as part of the application, provides additional assurance regarding the suitability of the proposal.
Design and appearance
The site currently contains a car-showroom and workshop at the rear of the site with car-parking to the main road frontage and the proposed new store is located in a similar position, with a customer car-park in a similar location.

The proposed Co-op store is a typical design, with a crisp appearance of white render with a slate roof, and there is a subservient storage building to the Hetts Lane frontage.
There would be peripheral landscaping – hedge and low-level planting with a knee-rail fence to separate the site from the adjacent public highway, planting between the parking bays, and a combination of brick-wall/fence and , close-boarded wooden fencing to the neighbours boundaries, and grey metal palisade fencing to enclose the loading bay.
The building is a relatively ‘standard’ design for this company, and is not unattractive, albeit it is a functional rather than an inspired design, but it is visually acceptable in this location.

Highway safety
The applicant has submitted a Transport Assessment as required by the Highway Authority, to address the issue of traffic generation, which concludes that the additional vehicles generated by the proposal can be safely accommodated within the highway network – a net increase of just over 500 trips/day over a former use of the site, including 65 at peak times.
The Highway Authority agrees with the assessment, and raises no objections.
The development provides for 21 parking spaces (including 2 disabled spaces at the store entrance), 3 cycle stands and the site entrance and layout allows for delivery vehicles to turn on site, with a separate concrete loading-bay.
There was a concern that the larger 12.7m delivery vehicles would need the loss of 5 or 6 parking spaces, and whilst delivery times would be known – so staff could cone-off the necessary spaces – there remained potential for indiscriminate parking to obstruct the spaces.
The applicant has submitted a Delivery and Service Management Plan, which indicates that vehicles no larger than 10.5m would be used, which can turn on-site without impacting on the available parking.

2.4m x 43m visibility splays can be achieved and vehicle tracking has been demonstrated.

It is considered that the modest size of the store and the anticipated level of traffic would not cause a highway safety concern.

Amenity of neighbours
The store is isolated from neighbouring property, and the access is from the main road, hence all the noisy activity and disturbance would be well away from and residential property.
Given the site is within the settlement boundary and served from a busy road – where some activity is to be expected – it is not considered that the development would cause any undue noise or disturbance for the neighbouring residents.

Others
The applicant has submitted percolation tests and a drainage strategy which demonstrates that the development would not cause any flooding of adjacent land.
CONCLUSION

The replacement of a car-sales building and car-parking with a similarly positioned convenience store is one which complies with National and Retail policy, and critically, would not create any adverse highway safety concerns.
The development is an appropriate one.

RECOMMENDED CONDITIONS/REASONS/NOTES

Recommendation - GRANT PLANNING PERMISSION WITH CONDITIONS
(1)



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

(1)



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

(2)



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

(2)



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

(3)



All deliveries to the site shall be made in complete accordance with the Delivery and Service Management Plan, by Turvey Consultancy Ltd, dated May, 2021, and received on 28 May 2020, and no vehicles larger than 10.7m wheelbase shall visit the site.

(3)



Reason: In the interest of highway safety and to comply with Policies IN9 and IN10 of the Adopted Mansfield District Local Plan 2013-2033, as there is insufficient space for on-site turning for vehicles larger than 10.7m wheelbase without the loss of the available parking.

(4)



No part of the development hereby permitted shall be brought into use until an improved access as shown for indicative purposes only on drawing no. J1948-00104 Rev. A is completed in accordance with details to be submitted to and approved in writing by the Local Planning Authority.

(4)



Reason:  In the interests of highway safety and to comply with Policy IN9 of the Adopted Mansfield District Local Plan 2013-2033.

(5)



No part of the development hereby permitted shall be brought into use until the car and cycle parking/turning/servicing areas are provided in accordance with drawing no. J1948-00104 Rev. A.  The parking/turning/servicing areas shall not be used for any purpose other than parking/turning/unloading of vehicles.

(5)



Reason:  To ensure adequate parking facilities are provided to deter on street parking in the vicinity. In the interests of highway safety and to comply with Policy IN9 of the Adopted Mansfield District Local Plan 2013-2033.

(6)



No part of the development hereby permitted shall be brought into use until the existing bus stop on Church Street (A60) at the site frontage has been relocated to a position to be agreed with Nottinghamshire County Council Public Transport & Travel Services, and in accordance with details to be submitted to and approved in writing by the LPA.

(6)



Reason:  In the interests of highway safety and to comply with Policy IN9 of the Adopted Mansfield District Local Plan 2013-2033.

(7)



No part of the development hereby permitted shall be brought into use unless or until the footway on Hetts Lane along the northern boundary of the application site and tactile crossings at the radii of Hetts Lane/A60, have been provided in accordance with details to be submitted to and approved in writing by the LPA.

(7)



Reason:  In the interests of pedestrian safety and to comply with Policy IN9 of the Adopted Mansfield District Local Plan 2013-2033.

(8)



No part of the development hereby permitted shall be brought into use until the access/car park is constructed with provision to prevent the discharge of surface water from the access/car park to the public highway in accordance with details first submitted to and approved in writing by the Local Planning Authority.  The provision to prevent the discharge of surface water to the public highway shall then be retained for the life of the development.  

(8)



Reason:  To ensure surface water from the site is not deposited on the public highway causing danger to road users and to comply with Policy IN19 of the Adopted Mansfield District Local Plan 2013-2033.

(9)



Condition: The development hereby approved shall only be used as a convenience goods retail outlet and no comparison goods shall be sold, and no other uses shall be operated - including those uses as outlined in Use Class E as defined in the Town and Country Planning (Use Classes) Order 1987 as amended by the Town and Country Planning (Use Classes) (Amendment) (England) Regulations 2020. The retail floorspace as approved shall not be increased either by extensions permitted under the Town and Country Planning (General Permitted Development) (England) Order 2015 ((As Amended), or by amalgamation of the retail and back of house elements as shown on the approved plans.

(9)



Reason: The development has only been permitted in an edge of centre location as it is classed as a local convenience store of limited retail floor-space, and other uses (including main town centre uses) have not been sequentially tested, nor has the level of car-parking been assessed.

(10)



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

(10)



Reason: In order to protect the amenity enjoyed by the occupants of nearby residential property and to comply with Policy P7 of the Adopted Mansfield District Local Plan 2013-2033.

(11)



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

(11)



Reason: In order to protect the amenity enjoyed by the occupants of nearby residential property and to comply with Policy P7 of the Adopted Mansfield District Local Plan 2013-2033.

(12)



Condition: Unless otherwise agreed by the Local Planning Authority, development other than that required to be carried out as part of an approved scheme of remediation must not commence until the following has been complied with and, if unexpected contamination is found after development has begun, development must be halted on that part of the site affected by the unexpected contamination to the extent specified by the Local Planning Authority, in writing, until Condition 2 has been complied with in relation to that contamination.

a) Site Characterisation

An investigation and risk assessment, in addition to any assessment provided with the planning application, must be completed in accordance with a scheme to assess the nature and extent of any contamination on the site, whether or not it originates on the site. The contents of the scheme shall be submitted to and approved in writing by the Local Planning Authority. The investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be submitted to and approved in writing by the Local Planning Authority and the report of the findings must include:

(i) a survey of the extent, scale and nature of contamination;

(ii) an assessment of the potential risks to:
· human health,

· property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and pipes,

· adjoining land,

· ground waters and surface waters,

· ecological systems,

· archaeological sites and ancient monuments;
(iii) an appraisal of remedial options, and proposal of the preferred option(s)(this should be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11'

b) Submission of Remediation Scheme

A detailed remediation scheme to bring the site to a condition suitable for the intended use by removing unacceptable risks to human health, buildings and other property and the natural and historical environment must be prepared and shall be submitted to and approved in writing by the Local Planning Authority. The scheme must include all works to be undertaken, proposed remediation objectives and remediation criteria, timetable of works and site management procedures. The scheme must ensure that the site will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land after remediation.

c) Implementation of Approved Remediation Scheme

The approved remediation scheme must be carried out in accordance with its terms prior to the commencement of development, other than that required to carry out remediation, unless otherwise agreed in writing by the Local Planning Authority. The Local Planning Authority must be given two weeks written notification of commencement of the remediation scheme works.

Following completion of the measures identified in the approved remediation scheme, a verification report (referred to in PPS23 as a validation report) that demonstrates the effectiveness of the remediation carried out must be produced, and this shall be submitted to and approved, in writing, by the Local Planning Authority.

(12)



Reason; In order to ensure that the development is carried out in a safe manner and to comply with Policy NE3 of the Adopted Mansfield District Local Plan 2013-2033.

(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 in accordance with the requirements of Condition 12 and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of that condition and shall be submitted to and approved in writing by the Local Planning Authority.

Following completion of the measures identified in the approved remediation scheme, a verification report must be prepared which shall be submitted to and approved in writing by the Local Planning Authority in accordance with Condition 12.

(13)



Reason; In order to ensure that the development is carried out in a safe manner and to comply with Policy NE3 of the Adopted Mansfield District Local Plan 2013-2033.

(14)



Condition: A monitoring and maintenance scheme to include monitoring the long-term effectiveness of the proposed remediation and the provision of reports on the same must be prepared, both of which shall be submitted to and approved in writing by the Local Planning Authority before the scheme commences.

Following completion of the measures identified in that scheme and when the remediation objectives have been achieved, reports that demonstrate the effectiveness of the monitoring and maintenance carried out must be submitted to and approved in writing by the Local Planning Authority. This must be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11'.

(14)



Reason; In order to ensure that the development is carried out in a safe manner and to comply with Policy NE3 of the Adopted Mansfield District Local Plan 2013-2033.

(15)



Condition: No development shall commence above d.p.c/floor slab level, until details of the proposed external facing materials to be used have been submitted to and approved in writing by the Local Planning Authority. The development thereafter shall be undertaken in accordance with the approved details.

(15)



Reason; In the interest of the visual amenity of the locality and to comply with Policies P1 and P2 of the Adopted Mansfield District Local Plan 2013-2033

(16)



All planting, seeding or turfing indicated in the approved scheme - as shown on drawing number J1948 - 00104 A, shall be carried out in the first planting and seeding seasons following the commencement of the development or the- completion of the development, whichever is the sooner, and any plants which within a period of five years from the completion of the development die, are removed, or become in the opinion of the Local Planning Authority seriously damaged or diseased, shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation. The development thereafter shall be undertaken in accordance with the approved details.

(16)



Reason; In the interest of the visual amenity of the locality and to comply with Policies P1 and P2 of the Adopted Mansfield District Local Plan 2013-2033

(17)



Condition: The boundary treatment as shown on the submitted plans shall be provided prior to the development being brought in to use, and shall thereafter be retained in the agreed form.

(17)



Reason; In the interest of the visual amenity of the locality and to protect the amenity enjoyed by the occupants of nearby residential property and to comply with Policies P1, P2 and P7 of the Adopted Mansfield District Local Plan 2013-2033

Notes to Applicant

(1)


Notes to applicant

In order to carry out the offsite works required, i.e. the Hetts Lane footway/tactiles and improved access on A60 Church Street, you 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 you have no control.  In order to undertake the works you will need to enter into an agreement under Section 278 of the Act.  Please contact hdc.north@nottscc.gov.uk for details.

The existing bus stop to the site frontage is to be relocated to a position to be agreed with Notts County Council Public Transport and Travel Services.  Please contact ptdc@nottscc.gov.uk  

(1)


Positive and Pro-active Statement

The Local Planning Authority has secured amendments to the scheme and has worked in

a positive and proactive manner with the applicant in line with the NPPF.
Approved Plans

	Description
	Reference No
	Version
	Date Received

	part of store delivery plan
	SK011-1
	
	23rd March 2021

	part of store delivery plan
	SK002
	
	23rd March 2021

	part of store delivery plan
	SK003
	
	23rd March 2021

	SURFACE WATER DRAINAGE STRATEGY
	
	
	24th January 2020

	TRANSPORT ASSESSMENT
	
	
	24th January 2020

	3D VIEW
	
	
	24th January 2020

	PROPOSED BOUNDARY TREATMENT
	00109
	
	24th January 2020

	PROPOSED ELEVATIONS
	00108
	
	24th January 2420

	PROPOSED BLOCK PLAN
	00103
	A
	24th January 2020

	EXISTING BLOCK PLAN
	00102
	
	24th January 2020

	SUPPORTING STATEMENT
	
	
	24th January 2020

	TOPOGRAPHICAL SURVEY
	220-01
	
	24th January 2020

	PROPOSED ELEVATIONS
	00107
	A
	24th January 2020

	PROPOSED SITE LAYOUT
	00104
	A
	24th January 2020

	EXISTING/PROPOSED SITE SECTIONS
	00105
	A
	24th January 2020

	PROPOSED ROOF/GROUND FLOOR PLAN
	00106
	A
	24th January 2020

	SURFACE AND FOUL DRAINAGE LAYOUT
	6233/100
	P1
	24th January 2020

	GENERAL SERVICE PLAN
	GEO2/7059
	
	24th January 2020

	DELIVERY AND SERVICE MANAGEMENT PLAN
	
	May 2021
	1st June 2021
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