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RECOMMENDATION - GRANT APPROVAL OF RESERVED MATTERS WITH CONDITIONS
DESCRIPTION OF PROPOSAL AND APPLICATION SITE

The application is referred to Planning Applications Committee as it is a Reserved Matters application of a major application, ref: 2017/0816/OUT and relates to the recently approved Section 73 Application ref: 2020/0397/VCON (approved 3rd August 2021) varying conditions 4 (phasing plan), 6, (Off site highway works), 15 (Surface Water management strategy) and 18 (buffer zone to the western boundary).   

Planning application 2017/0816/OUT was granted consent on 25th September 2018 for outline consent for up to 400 dwellings. The principle of the development of the site for this quantum of housing on the site has therefore been established and cannot be revisited as part of this reserved matters application.  

The approved site comprises of 2 No. agricultural fields in managed arable use and bisected by Sookholme Lane.  The area of the site is 16.34 hectares.  The fields themselves are devoid of trees or other landscape features although there are extensive hedgerows and vegetation around the field boundaries. The site is relatively flat with ground levels falling towards the northern end of the site in the direction of the River Meden.

The site is bounded to the north and east by existing residential development and to the south by a railway line.  To the west, the site abuts undeveloped land, predominately riverside meadow and grassland located within the Hills and Holes Site of Special Scientific Interest (SSSI).  Additionally, The Carrs Local Nature Reserve is located approximately 500 metres to the north of the application site. Sookholme Lane is a public bridle way which bisects the site in an east-west direction, allowing access into the SSSI to the west of the site.  

The developable area of the site will be 12 hectares allowing for provision of public open space, SUDs and buffer zones to the SSSI and existing properties to the east.  The development will provide dwellings at a density of 33 dwellings per hectare which would allow for the provision of 400 dwellings on the site.   
Following the granting of outline planning permission ref. 2017/0816/OUT and Section 73 Application ref: 2020/0397/VCON this application seeks approval of the Reserved Matters for 400 dwellings covering the entire site, including public open space, landscaping, and associated infrastructure.  Details regarding surface water are covered by conditions on the outline planning permission and do not form part of this application.
Accordingly this application seeks approval of the following reserved matters;

· layout,
· appearance,
· scale
· landscaping. 
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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

NCC - Planning Policy
Advise that at this time, the County Council does not have any strategic policy comments to make.
NCC- Flood Risk Management Team
Nottinghamshire County Council as the Lead Local Flood Authority (LLFA) have reviewed the reserved matters application and raise no objection and recommend the approval of the reserved matters application. 
Any surface water management conditions on the outline approval will still require discharging. 
Environment Agency
The Environment Agency provided the following comments on the approved Outline application 2017/0816/OUT, “The vast part of the site falls in Flood Zone 1 and as such the LLFA should be consulted. There is a small area of Flood Zone 2 in the south west corner of the site for which Flood Risk Standing advice can be applied”. 

They raise no objections to this Reserved Matters application. 

Nottinghamshire Wildlife Trust
We have reviewed the relevant information, including the Green Infrastructure Management Plan, Construction and Ecological Management Plan and the Planning Layout Document. We are pleased to see that the 5m landscape buffer alongside the western boundary of the site adjacent to the Hills and Holes and Sookholme Brook SSSI has been included on the Planning Layout Document with a scheme for the provision and management of this buffer zone included within the GI Management Plan, meeting the requirements of conditions 17 & 18. We are also pleased to see that habitat buffers boarding the SSSI are appropriately located adjacent to the open space, not to the rear of private gardens.
Network Rail
No objections 

Mansfield and Ashfield CCG
I understand the applicant has agreed to the CCG’s proposed contribution of £216,750 for this development under the previous application reference 2017/0818/OUT. Unless there is an increase in numbers of dwellings, no objection to the proposals.

NCC - Highways 
The Highway Authority previously raised objections to the proposals and requested further revisions to the scheme as proposed.

A revised layout (H8064-100P) was submitted by the applicants on 01 December 2021 which sought to address the objections and concerns raised by NCC highway engineers.

NCC have requested a number of standard conditions and provide the following comments.

It is noted that there is 43 metres visibility available out of the easternmost access roads onto both Stonebridge Road and Sookholme Lane, which is consistent with a 30mph approach speed. This is acceptable, although it should be noted that it may be necessary to provide additional measures if vehicles park within a suitable splay during any maintenance period. The private drive serving Plots 148 – 157 now shows bollards to prevent this being used as a cut through as this would otherwise present a road safety issue here.

A S106 Private Maintenance Agreement will be requested, to protect the Highway Authority from future petition to adopt and should specify measures for maintenance and retention of the bollards. 

The private drive serving Plots 244 to 253 forms a crescent, which is not a short cut and the layout forms a route which will not be attractive to anyone other than the residents and their visitors. Given the crescent layout, there is no requirement for a turning head which would otherwise be required. However, due to the numbers of dwellings served a S106 Private Maintenance Agreement is required and is requested to be conditioned, to protect the Highway Authority from future petition to adopt. 

Plots 133-136 and 395-400 forms a through route, which removes the need for turning facilities, meaning that more visitor parking can be provided, reducing parking pressure on the highway. Similar to other private drives, it is required that a S106 Private Maintenance Agreement is conditioned to cover this, to protect the Highway Authority from future petition to adopt. 

The layout fronting Sookholme Lane and within areas within the southernmost parcel remain a risk to highway safety, due to the likelihood of parked cars in the direct vicinity of junctions and turning heads (the two southernmost, labelled ‘Mews’). NCC has requested a condition that a Traffic Regulation Order is applied for to address issues within the site itself as doing this during the construction process means that there will not be objections and the success of the TRO is likely. 

In terms of Sookholme Lane, it is possible that this could attract objections and it is therefore a separate Traffic Regulation Order may be required. In addition to the longer-term potential parking issues on Sookholme Lane, access to the southernmost parcel of land is currently via a bridleway and it will therefore be necessary to provide suitable access prior to construction. 

The works shown on the revised layout drawing, revision P should therefore be constructed prior to the commencement of work. 

In conclusion therefore the Highway Authority have no objection to the layout, subject to the following conditions and informatives.

Condition 1. No development shall be commenced until application for traffic regulation orders has been submitted the highway authority, in accordance with a plan to be first submitted and approved in writing by the local planning authority. 
Reason: In the interests of highway safety. 
Condition 2. No development shall commence until the access roads to the site from Stonebridge Lane as shown on Drawing – Amended Layout Plans H8064-100P have been implemented to the satisfaction of the highway authority. 
Reason: In the interests of highway safety. 
Condition 3. No development shall commence to the south of Sookholme Lane until the access roads to that parcel, as shown on Drawing – Amended Layout Plans H8064-100P have been implemented to the satisfaction of the highway authority. 
Reason: In the interests of highway safety. 
Condition 4. No development shall take place, including any works of demolition, until a Construction Method Statement has been submitted to, and approved in writing by, the local planning authority. The approved Statement shall be adhered to throughout the construction period. 
The Statement shall provide for: 
i. the parking of vehicles of site operatives and visitors 
ii. loading and unloading of plant and materials 
iii. storage of plant and materials used in constructing the development 
iv. the erection and maintenance of security hoarding including decorative displays and 
     facilities for public viewing, where appropriate 
v. wheel washing facilities 
vi. measures to control the emission of dust, noise and dirt during construction 
vii. a scheme for recycling/disposing of waste resulting from demolition and
     construction works. 
Reason: To reduce the chance of issues associated with highway safety. 
Condition 5. No dwelling shall be occupied until a Section 106 Agreement has been entered into with Nottinghamshire County Council with details of how the maintenance of any roads to be kept private has been secured. 
Reason: In the interests of highway safety and to ensure that the liability of bringing roads up to standards to meet those required for highway safety purposes does not become the responsibility of the Highway Authority. 
Condition 6. No development shall commence above d.p.c/floor slab level prior to details of the new roads being submitted to and approved in writing by the Local Planning Authority (LPA). Details shall include longitudinal and cross sectional gradients, street lighting, parking & turning facilities, access widths, gradients, surfacing, visibility splays, drainage & outfall proposals, construction specification, provision of and diversion of utilities services, materials and any proposed structural works. Drawings must indicate key dimensions. All details submitted to the LPA for approval shall comply with the County Council’s current Highway Design Guide and shall be implemented in accordance with these details to the satisfaction of the LPA. 
Reason: To ensure the development is constructed to suitable standards in the interest of highway & pedestrian safety. 
Condition 7. No dwelling shall be occupied until its associated parking has been provided in a hard, bound surface (not loose gravel or stone) with appropriate drainage to prevent the egress of surface water to the highway. 
Reason: In the interests of reducing the transfer of deleterious material and surface water to the public highway in the interests of general highway safety. 
Condition 8. Each dwelling shall not be occupied until the infrastructure for an EV fast charging point has been installed for that dwelling (minimum specification - 230v AC 32 Amp single phase dedicated supply) [in a accordance with details and a location to be first submitted to and approved by the Local Planning Authority] [within the garage space or within 2m of a parking space]. 
Reason: To comply with paragraph 112 of the Nation Planning Policy Framework, in the interest of sustainable transport, and the reduction of carbon dioxide and greenhouse gases. 
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. 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 or in writing to: Highways Development Control Nottinghamshire County Council, Highways North, Welbeck House, Darwin Drive, Sherwood Energy Village, Ollerton, Nottinghamshire, NG22 9FF. 
The Advanced Payments Code in the Highways Act 1980 applies and under section 219 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 Highway Authority with regard to compliance with the Code. 
2/ In order to carry out any off-site works approved, 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 highway will not be permitted until the Section 278 Agreement is signed by all parties. 
Any relevant details submitted in relation to a reserved matters or discharge of condition planning application are unlikely to be considered by the Highway Authority until after the relevant technical approval is issued.
Natural England (NE)
Following revised drainage details and an amended Landscape Plan NE raise no objections to the proposals.
Neighbour Comments

33 letters of objection have been received raising the following concerns:
	Policy / Principle
	· The principle should be considered further due to flooding and drainage issues.

	Highways / Traffic
	· The new revised layout (Rev P) is no different to previous layouts and the development will cause congestion within the area.

· The parking allocation is not in line with NCC guidance.

· The application is likely to result in detriment to highway safety.

· The new layout is still inadequate for such a large development. 

· The development should be refused on highways grounds. 

· There is inadequate evidence to support the traffic report

· Is just one point of access suitable for this development?

· The proposed access is dangerous and will lead to an increase in accidents.
· The local highway network cannot cope as existing, the local plan work shows that a number of junctions are already nearing or are over capacity.
· There will be sink holes with all the extra traffic and damage to the ozone layer.
· Road infrastructure hasn’t changed but vehicle usage has increased.
· Any additional traffic regardless of which models are used would compound an existing problem which should be resolved before any development.
· Concerns raised about the proposed car parking and its proximity to existing dwellings.
· There needs to be a ring road built.                    

· Additional traffic will mean the tax payer will have to pay to alleviate the problems e.g. more speed calming in the surrounding area.         

· Every development impacts on the highway network in Mansfield and this needs to be looked at comprehensively.


	SSI and LWS/ Landscape  Green Infrastructure/ character of the area
	· Loss of the character of this greenfield site

· The development will lead to the loss of key Local Wildlife Sites.

· Loss of key ecological amenity, there should be proof that all other brownfield sites and urban areas have been exhausted

· The development will put more pressure on the health service by taking away open green space.  It improves people’s health and well being

· No details provided on new tree planting and maintenance



	Ecology
	· The increase in pollution and disruption will have an impact on nesting woodlarks

· The area surrounding the river to the west of this site is a SSSI and the proposals will negatively impact upon this area.
· The development will have a detrimental impact on biodiversity in particular skylarks, lapwings, thrushes, yellow hammers, bats

· Wildlife will not adapt to the development

· There are Scandinavian birds, bats, frogs, foxes, owls, hedgehogs and birds of prey locally.

· There are a number of RSPB red list species sighted on the field

· Amphibians including smooth newts and frogs will be affected by the development.

	Infrastructure
	· The development of another large scale development will impact on current infrastructure such as health centres, doctors and schools.
· The local primary school is already oversubscribed

· The existing doctors and dentists are already struggling to cope and have long waiting lists and appointment times

· There are a lack of amenities within walking distances so people would be inclined to use their vehicles

· There is currently an inadequate bus service in place

· Are there any new schools being planned, new bus routes or an upgrade to the existing road infrastructure?

· The S106 monies will not last forever and the schools will have to find their own money in the long run

· The developers should be encouraged to spend their 106 monies improving communities from within (brownfield sites) rather than targeting open spaces

· The developments should provide affordable housing but often this is sold off before completion

· There is inadequate starter homes proposed

· More facilities need to be provided by the developer

· MDC should be creating better services rather than providing more homes

· It will put extra pressure on hospitals and the emergency services

· Questions raised in respect of financial contributions

· The houses will not be affordable

	Residential amenity
	· The site will overlook adjacent development to the south and west of the site. this will be exacerbated by the topography of the site

· The construction will take in excess of 4 years this will impact on local people’s health in terms of noise, disruption and visibility.

· Existing residents lifestyles are being taken away for greed and profit

· Loss of view

· Loss of privacy, light and peaceful environment

· The development will lead to a decreased quality of life for existing residents

· The topography of the land will lead to privacy issues

	Drainage
	· There has been no proper assessment of the sewerage and drainage infrastructure capacity

· The area gets regular flooding.  

· Councils will be used in the future if the problem of flooding is exacerbated 

· The drains currently block up in the locality

· Add further problems to water pressure in the area which is already poor

	Heritage
	· The site needs to be assessed in terms of archaeology

· No archaeological work has been undertaken

	Pollution
	· The development will increase NO2 pollution which will have a severe impact on the health of the local communities

· The development will cause water, air and noise pollution

· The development will add to global warming

· It will lead to an increase in exhaust fumes

· Disruption and pollution during construction, it will lead to anxiety

· The development will lead to noise complaints

	Other matters
	· This land is covered by covenants

· The negative effects of the development would far outweigh the advantages

· Devaluation of existing properties

· Suspects that the decision has already been made as it will lead to increased revenue from more rates. 

· There are many empty properties which should be redeveloped first

· The Council has a legal and moral obligation to current rate payers

· The site is used for dog walking and it’s impossible to cross the road


POLICY AND GUIDANCE
The following Local and National Planning Policies are relevant to this planning application. 

This planning application was first submitted when the NPPF - National Planning Policy Framework February 2019 was in place. During the LPA assessment phase of the development proposals, a revised version of the National Planning Policy Framework (NPPF 2021) was published by the Ministry of Housing, Communities and Local Government (MHCLG) with revisions to both the NPPF and National Model Design Guide (NMDG), following consultation in January 2021.

Among the key changes to the NPPF are updated policies aiming to improve the design of new developments, in response to the findings of the government's Building Better, Building Beautiful Commission. 

Due regard is given to both the NPPF 2019 as well as the NPPF 2021 (collectively referred to as the ‘NPPF’ in the remainder of this report) and as part of the assessment of this planning application.
The relevant sections of the NPPF are considered to be as follows;

Section 2. Achieving sustainable development 
Section 4 Decision-making 
Section 5. Delivering a sufficient supply of homes 
Section 6. Building a strong, competitive economy 
Section 7. Ensuring the vitality of town centres 
Section 8. Promoting healthy and safe communities 
Section 9. Promoting sustainable transport 
Section 10. Supporting high quality communications 
Section 11. Making effective use of land 
Section 12. Achieving well-designed places 
Section 14. Meeting the challenge of climate change, flooding and coastal change 
Section 15. Conserving and enhancing the natural environment 
Interim Planning Guidance Notes

Interim Planning Guidance Note 3 – Recreational Provision on New Residential Developments

Interim Planning Guidance Note 7 – Affordable Housing

Interim Planning Guidance Note 10 (draft) – Parking for New Developments 

Mansfield District Local Plan 2013 -2023 (Adopted September 2020)

Policy S1 – Presumption in favour of sustainable development

Policy S2 – The Spatial Strategy – sets out the settlement hierarchy for new development

Policy S5 – Development in the countryside – sets out development proposals that would be supported subject to certain criteria.

Policy P1 – Achieving high quality design – states that all new major developments will be supported where they contribute positively to the creation of well-designed buildings and places.

Policy P2 – Safe healthy and attractive development – states that development will be supported where it creates a strong sense of place and is appropriate to its context in terms of layout, scale, density, detailing and materials.

Policy P3 – Connected developments – states that developments will be supported provided it takes opportunities to encourage people to walk, cycle and use public transport.

Policy P5 – states that development proposals will be supported where it incorporates measures to mitigate against the impacts of climate change.

Policy P7 – Amenity – states that development should be constructed to minimise impacts on the amenity of existing and future users.

Policy H3 – Housing density and mix – states that developments of 10 or more will be expected to be built at a density that makes efficient use of the site with layouts that respect the character and appearance of the local area and provide a range of dwelling sizes and types reflective of housing needs and the achievement of mixed and balanced communities.

Policy H4 – Affordable Housing – sets out the requirements for affordable housing on a site

Policy H5 – Custom and self-build homes – states that on developments of more than 100 dwellings at least 5% of the plots should be provided for self-build or custom build homes.  Sets out the criteria that need to be met for self-build and custom build houses.

Policy IN1 – Infrastructure delivery – sets out the requirements for infrastructure delivery for development proposals

Policy IN2 – Green Infrastructure – sets out the requirements in respect of development proposals within or adjoining green infrastructure

Policy IN3 – Protection of community open space and outdoor sports provision.

Policy IN4 – New community open space and outdoor sports provision – states that development of 10 dwellings or more will be required to contribute towards open space either by financial contribution or on site depending on the development proposed.

Policy IN6 – Designated local green space – states that other than in very special circumstances, proposals will only be supported for development on a site designated as local green space, as shown on the Policies Map, where the development would clearly enhance or be ancillary to the reason/s why it was designated.

Policy IN8 – Protecting and improving the sustainable transport network - sets out the means of enhancing the existing sustainable transport network

Policy IN9 – Impact of development on the transport network – sets out the requirements for new development

Policy IN10 – Car and cycle parking – encourages new development to provide vehicle and cycle parking, including the needs for the disabled

Policy IN11 – States that major development proposals will be supported where adequate broadband infrastructure, bespoke duct network and other forms of infrastructure are made available.

Policy NE1 – Protection and enhancement of landscape character – states that development proposals will be supported where they are informed by and are sympathetic to the areas landscape character.

Policy NE2 – Biodiversity and geodiversity – sets out where development proposals will be considered acceptable in terms of biodiversity and geodiversity

Policy NE3 – Pollution and land instability – sets out where development proposals will be supported in terms of pollution and land instability

Policy CC2 – Flood risk – sets out the requirements for development proposals that are at risk of flooding.

Policy CC3 – Sustainable drainage systems – states that all development proposals should include measures to reduce and manage surface water through appropriate Suds.

Policy CC4 – River and waterbody corridors – sets out the requirements for development proposals that affect watercourses.  States that there should be a minimum of 8m buffer zone to a watercourse

ISSUES

With the principle of development and the point of access to the scheme established at the outline stage, the only issues to be determined at this stage are the reserved matters of;

· layout,
· appearance,
· scale
· landscaping. 

In assessing the merits of these elements of the scheme, the following are considered to be the key impacts:

· The design and residential amenity impacts of the appearance, scale and layout of the proposed scheme;
· Landscaping and ecology;
· Highway Safety/Parking impacts associated with the proposed layout; and
· The drainage implications of the proposed layout. 
Appearance/Residential Amenity/Scale and layout
As amended, the appearance of the development would make a positive contribution to the quality of the local environment and would protect local character in accordance with Mansfield Local Plan Policies. 

The original outline planning permission is for up to 400 dwellings and that number is reinforced by condition. This application does not seek to increase the quantum of dwellings and therefore is compliant with the parameter plans in that regard. 

All of the houses would benefit from a combination of garaging and surface parking, and would in all instances be compliant with NCC parking standards. 
With regards to residential amenity and overlooking, the closest existing properties to the north of the site along Stonebridge Lane are largely 2 storey detached properties along with detached bungalows. 
Proposed new properties along Stonebridge Lane (within the site) will be 2 storeys in height and separated by Stonebridge Lane itself. As a consequence therefore it is considered that there will be minimal overlooking or loss of amenity to existing or proposed residents along this boundary.
Along the north and south-eastern boundaries of the site the closest existing properties are sited along The Hawthorns, Sookholme Drive and Blackberry Way.

The properties within these roads are a mixture of semi-detached 2 storey dwelling and bungalows along with dormer bungalows within Blackberry Way. The properties that will back onto these developments will again be 2 storeys in height and separated by gardens and in some cases parking spaces, along with 2 metre boundary fencing. 

It is considered that the interface distances and the relationships between existing and proposed dwellings is acceptable and unlikely to cause overlooking or loss of amenity so as to warrant an objection.

In conclusion therefore residential amenity for existing and future residents would be acceptable having regard to privacy, avoidance of overshadowing or overbearance, while garden sizes would be compliant with standards and would be satisfactorily orientated to take advantage of optimum levels of sunlight. 
The height and massing of the proposed development varies across the site, the majority of dwellings will be two storeys in order to reduce the impact on existing dwellings, however there will be occasional two and a half storey dwellings in key locations to provide distinctiveness to the street scene.
In terms of variety in heights and massing of the residential buildings, this is achieved through the use of a range of house types and sizes ranging from smaller units to 4-bedroom detached houses.
The proposed dwellings have been designed to ensure the architectural response complements the local character, whilst creating a development with a sense of place where people will enjoy living. Across the site there are a mix of different house types creating a subtle variety that complements the existing town.

The design of the different house types incorporates traditional architectural elements

into a modern home. The houses have traditional pitched roofs, with some side gables, facing the adjacent dwellings, and a large proportion fronting the street, resulting in a varied roof form and shape, which break up the massing and scale within a varied street scene. 
There is a clear definition between the public and private domain with all properties having 'defensible spaces' to their frontages, and sides on a corner position, with a variety of hard and soft treatments to the street, some giving physical enclosure to the semi-private spaces such as railings, hedges and shrub beds. 

The Council is entitled to withhold approval at reserved matters stage if the height of the development were to be considered inappropriate or harmful to the character and appearance of the area, particularly as a result of height and massing. 

In this instance, the scale of development is considered acceptable and in accordance with the amended parameter plans and compliant with Policies P1and P2 of the Mansfield District Local Plan.

Therefore no objection is raised to the proposals on grounds of design, layout, landscaping or scale and consider the development to be compliant with the parameter plans as given under Outline Application Ref 2017/0816/OUT and recently approved Section 73 Application ref: 2020/0397/VCON.
Landscaping and Ecology 
Paragraph 174 of the NPPF requires Councils, when determining planning applications, to ensure that proposals minimise impacts on and provide net gains for biodiversity. Where significant harm to biodiversity cannot be avoided, mitigated or, as a last resort, compensated for, Councils should refuse planning permission. 
Local Plan Policy IN3 gives special protection to designated sites of international, national or local importance to nature conservation. The policy does also require impacts on biodiversity to be considered on non-designated sites and thereafter minimised, mitigated or compensated for.
The proposed layout includes circa 3.39 hectares of open space and green infrastructure, with pockets of green space being provided through the site. There is a central corridor running from the northern parcel, accumulating in a children’s play space at the top of the southern parcel of the site, as well as a corridor which runs east to west in the northern parcel. 
Other areas of public space can be found throughout the site which compose of areas of structured planting, natural grassland planting and simpler lawned areas. These provide structure and legibility to the site while enhancing the ecology and biodiversity. 
Natural England initially reviewed the plans and requested further information with regards drainage plans to ensure that the adjacent SSSI would not be detrimentally impacted by the development. 
Revised landscaping and drainage details were subsequently submitted by the applicant in response to the above comments. Natural England have reviewed these details and raise no objections to proposed development on ecology grounds 
Furthermore the Nott’s Wildlife Trust has advised that they are pleased to see the 5m landscape buffer alongside the western boundary of the site adjacent to the Hills and Holes and Sookholme Brook SSSI has been included on the Planning Layout Document with a scheme for the provision and management of this buffer zone included within the GI Management Plan, meeting the requirements of conditions 17 & 18 of the outline permission.
Overall, the proposed development is considered unlikely to cause detriment to the adjacent SSSI or surrounding flora and fauna and is considered to be compliant with policies as given by the NPPF and MDLP.
Highway Safety/Parking 

Paragraph 110 of the NPPF requires Councils, when making decisions to ensure: 
a) appropriate opportunities to promote sustainable transport modes can be, or have been, taken up, given the type of development and its location; 
b) safe and suitable access to the site can be achieved for all users; and 
c) any significant impacts from the development on the transport network (in terms of capacity and congestion), or on highway safety, can be cost effectively mitigated to an acceptable degree. 
Paragraph 110 goes on to state that development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network would be severe. 
Policy IN8 (Protecting and improving the sustainable transport network) states that development proposals which enhance the existing sustainable transport network will be supported subject to certain criteria. 
Under the Outline application (2017/0816/OUT) planning permission was granted for the site to be accessed from the A60 via Vale Avenue and then Sookholme Lane or Stonebridge Lane. Two approved accesses would be into the northern field from Stonebridge Lane, whilst Sookholme Lane, which is a defined byway open to all traffic (BOAT), would be upgraded where it bisects the site, with internal access roads leading from it to both north and south.  
This Reserved Matters application will see the site served via a new access from Stonebridge Lane with a road incorporating a 2m footpath allowing pedestrian access into/from the development. 
The proposed main road runs through the site with secondary highways and private drives connecting. Secondary roads will also be 5.5 m wide with 2m footpaths to the edges with provision of visitor parking spaces, compliant with Nottinghamshire County Council parking standards. 
The layout has been designed so that there is good natural surveillance to all areas of open space and roads with new dwellings looking onto these areas. 
The Highway Authority previously raised objections to the proposals and requested further revisions to the scheme as proposed.

A further revised layout (Revision P) was submitted by the applicants in December 2021 which sought to address the objections and concerns raised by Nottinghamshire County Council (NCC) highway engineers.

NCC Highways noted that there was 43 metres visibility available out of the easternmost access roads onto both Stonebridge Road and Sookholme Lane, which was consistent with a 30mph approach speed. This it considered to be acceptable, although they advise that it may be necessary to provide additional measures if vehicles park within a suitable splay during any maintenance period. 
NCC go on to state that private drives serving Plots 148 – 157 now display bollards to prevent these being used as ‘cut through’ routes as this would otherwise present a road safety issue here. 
As such therefore NCC request that a Private Maintenance Agreement should be entered into, to protect the Highway Authority from future petition to adopt, they go on to add that the agreement should specify measures for maintenance and retention of these bollards. 
It is considered prudent therefore that a suitably worded Planning Condition is attached to the granting of any approval in order to secure these bollards and therefore prevent future ‘cut through’  between Plots 148-157 which would be detrimental to both public and highway safety.

The layout fronting Sookholme Lane and within areas within the southernmost parcel remain a risk to highway safety, due to the likelihood of parked cars in the direct vicinity of junctions and turning heads (the two southernmost, labelled ‘Mews’). NCC Highways has therefore requested a condition that a Traffic Regulation Order (TRO) is applied for to address issues within the site itself, as doing this during the construction process means that there will not be objections and the success of the TRO is likely. However it is considered that this is a matter best addressed by Nottinghamshire County Council under the provisions of the Highways Act rather than by Planning Condition.
In terms of Sookholme Lane, the Local Highway Authority have stated that it is possible that this could attract objections and therefore a separate Traffic Regulation Order may be required. In addition to the longer-term potential parking issues on Sookholme Lane, access to the southernmost parcel of land is currently via a bridleway and it will therefore be necessary to provide suitable access prior to construction. 
NCC Highways go on to conclude that the access shown on the revised layout drawing H8064-100P, should therefore be constructed prior to the commencement of the dwellings.
With regards to parking provision, some residents have raised issue with the parking layout and also the level of parking provision proposed. 

Previous comments from the Highway Authority also raised this as an issue of concern in that a significant number of units where 3 spaces were required showed the spaces in a tandem layout. The Nottinghamshire Highway Design Guide states that such layouts will only be counted as two spaces. 

The applicants have responded to these concerns by updating the proposed parking layout and submitting an amended Parking Allocation Schedule which has been reviewed by the Highway Authority and is considered to be policy compliant and in line with guidance as given by the Nottinghamshire Highway Design Guide. 
In conclusion therefore, the Highway Authority have no objection to the parking provision or layout, subject to the imposition of conditions as outlined above.
Therefore no objection are raised to the proposals on grounds of inadequate parking provision or layout and consider the proposals to be acceptable and in line with NPPF and MDC practice and policy guidance.
Drainage/Foul Drainage
The Environment Agency provided the following comments on the approved Outline application 2017/0816/OUT: 
“The vast part of the site falls in Flood Zone 1 and as such the LLFA should be consulted. There is a small area of Flood Zone 2 in the south west corner of the site for which Flood Risk Standing advice can be applied”. 

Nottinghamshire County Council as the Lead Local Flood Authority (LLFA) has reviewed the application and raise no objections to the proposals. 
Barratt however have undertaken further intrusive soakaway tests (highlighted in the Geo-Matters report AD/GML19204/SL1 - February 2020) and further modelling of the site (19059-RLL-20-XX-RP-C-FRA2 - July 2020) (both reports were submitted with this application). 

The site was proven to have poorer infiltration rates than previously thought and thus soakaways were no longer considered a suitable option for draining portions of the site. 
Consequently, in order to accommodate the increased volume of storm water now required, the attenuation basin bed level has had to be lowered and the bank gradients increased from 1 in 6 to an average of 1 in 3.
The LLFA have reviewed the submitted drainage plans/reports and confirm they have no objections to these Reserved Matters. The LLFA revert back to their previous comments (dated 28th August 2020) which also stated no objections, adding that any surface water management conditions on the Outline Approval (the now approved Section 73 - Ref: 2020/0397/VCON) will still require discharging.
Other Matters

As mentioned above, 33 letters of objection have been received, raising concerns over flooding, lack of local amenities to support this number of dwellings, the need for traffic lights at the Vale Road and A60 junction, overdevelopment of the site, impact on the adjacent SSSI and the principle of development.

The points raised by local residents have been duly noted and considered, however outline planning permission has previously been granted by the Council and the principle of the development of the site for this quantum of housing has already been established, as such therefore it cannot be revisited as part of this reserved matters application. 
CONCLUSION

In conclusion therefore the site is considered to represent a deliverable residential development scheme within a suitable and sustainable location for residential development. 
The extant outline planning application and this Reserved Matters application are supported by detailed technical assessments which confirm that there are no technical or environmental constraints to the site’s development. 
This Reserved Matters planning application for 400 homes within Phase 1 of the Stonebridge Lane site aligns with all of the development parameters established by the original outline planning approval. 
Furthermore, the Reserved Matters planning application is in accordance with national and local planning guidance in respect of matters associated with access, layout, scale, landscaping and appearance. 
The development proposals can deliver significant benefits to the District, alongside making a significant contribution to Mansfield District Council’s housing requirements over the next 9 years. Particularly in respect of maintaining a 5-year rolling supply of deliverable residential development sites. 
In view of the above it is recommended for that the reserved matters be approved
RECOMMENDED CONDITIONS/REASONS/NOTES
GRANT APPROVAL OF RESERVED MATTERS
(1)
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. 

(1) 
Reason: To define the permission, and for the avoidance of doubt 

(2)

Condition: No dwelling shall be occupied until a scheme demonstrating how private roads are to be maintained is submitted to and approved in writing by the Local Planning Authority. The road network shall be retained in accordance with the approved scheme thereafter.  
(2) 
Reason: In the interests of highway safety and to ensure that the liability of bringing roads up to standards to meet those required for highway safety purposes does not become the responsibility of the Highway Authority. 

(3)

Condition: No development shall commence above d.p.c/floor slab level until construction details of the new roads being submitted to and approved in writing by the Local Planning Authority (LPA). Details shall include scaled plans showing longitudinal and cross sectional gradients, the location and specification of street lighting, parking & turning facilities, access widths, gradients, surfacing, visibility splays, drainage & outfall proposals, construction specification, provision of and diversion of utilities services, materials and any proposed structural works. Drawings must indicate key dimensions. All details submitted to the LPA for approval shall comply with the County Council’s current Highway Design Guide and shall be implemented in accordance with these details prior to the occupation of any of the dwellings. 

(3)

Reason: To ensure the development is constructed to suitable standards in the interest of highway & pedestrian safety. 

(4)

Condition:  No dwelling shall be occupied until its associated parking has been provided in a hard, bound surface (not loose gravel or stone) with appropriate drainage to prevent the egress of surface water to the highway.
(4)

Reason: To ensure the development is constructed to suitable standards in the interest of highway & pedestrian safety. 
(5)

Condition: No development shall commence until the access roads to the site from Sookholme Lane as shown on Drawing – Amended Layout Plans H8064-100P received 01 December 2021 have been implemented in accordance with the approved details. 

(5)
Reason: In the interests of highway safety.
(6) 
Condition: No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of landscaping. Such a scheme shall include as appropriate: details of proposed and existing shrubs and hedgerows including details of those to be retained and any to be removed, planting plans, written specifications including cultivation and other operations associated with plant and grass establishment, schedules of plants noting species sizes and proposed numbers/densities where appropriate and a programme of implementation. All planting, seeding or turfing indicated in the approved scheme shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development, whichever is the sooner, and any plants which within a period of five years from the completion of the development die, are removed, or become in the opinion of the

Local Planning Authority seriously damaged or diseased, shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation. The development thereafter shall be undertaken in accordance with the approved details.

(6)

Reason: In the interests of the visual amenities of the locality and the environment, in accordance with Local Plan Policy P6 of the Local Plan.

(7)

Condition: No development shall commence above d.p.c/floor slab level, until details of the proposed boundary treatment for the development has been submitted to and approved in writing by the Local Planning Authority. The development thereafter shall be undertaken in accordance with the approved details and the boundary treatment shall be provided prior to the occupation of any dwelling. 
(7)
Reason: In the interest of the visual amenity of the locality and to provide privacy for the residents and to comply with Policies P1, P2 and P7 of the Adopted Mansfield District

Local Plan 2013-2033

(8)

Condition: No development shall commence 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. 
(8)
Reason: To ensure a satisfactory standard of appearance in accordance with the requirements of Policy P2 of the Mansfield Local Plan (2020) and the provisions of the NPPF.
Notes to Applicant 
(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. 
(2) The applicant is required to notify Nottinghamshire County Council to ensure that all necessary highways permissions are gained before undertaking the works to the highway
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